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Introduction

[ he Washington Growth Management Act (GMA) provides

. 1 . Washington communities with a number of tools to help them
manage thmr growth, The GMA includes the Growth Management Act of
1920 (sometimes referred to by its bill number, ESHB 2929) and the 1991
amendments to the Growth Management Act (also referred to by its bill
number, ReSHB 1025). One of the major tools provided by the GMA to
implement your community’s growth management objectives is the
establishment of an Urban Growth Area (UGA). Establishing that UGA
involves drawing a line which separates urban areas and rural or resource
areas, The UGA allows communities to direct urban growth to areas
within the UGA where that growth can be supported with adequate urban
facilities and services. Outside of the UGA, the GMA encourages setting
aside other areas for rural uses and resource conservation and
environmental protection, which require a much lower level of facilities
and services. Towns, cities, and counties which plan under the GMA
must coordinate with each other to designate UGAs as a part of their
comprehensive planning process.

The decision about which lands should be designated as UGAs and
which lands should be reserved for rural and resource uses is one which
needs to be made with great care. That decision should be based on solid

criteria to:

+ maximize the effectiveness of the UGA toward accomplishing growth
management objectives;

guide consistent land use planning decisions;
treat property owners equitably; and
assure the boundary is legally defensible.

Once established, the type, character, and intensity of development
permitted within the UGA will be very different from that encouraged in
rural areas or resource lands. Although the UGA will provide greater
certainty about how property can be developed in the future, the new
designations may not match property owners’ previous expectations,
Because the location of the UGA directly affects a property owner's future
options for developing and using land, land values also may be affected.

In some areas, the decision about where that urban/rural line should
fall will be obvious. Areas which are already developed at urban levels
or surrounded by urban development can readily be placed within an
UGA. In other areas, conflicting desires of various property owners will
make that task nearly impossible unless the community can agree upon
and apply a consistent set of criteria to guide those decisions.




The UGA is not an end unto itself, but a means to achieving the
community's growth management objectives. Criteria based on
community objectives will enhance the effectiveness of the UGA toward
achieving those objectives. The densities which you apply within urban,
rural, and resource areas will also have a variety of effects. For
example, they will affect:
how much total land is needed for urban development;
housing affordability;
the cost of providing services;
the economic viability of resource uses;
the ability to protect critical areas; and
the provision of quality living environments.

Again, decisions about urban and rural densities should be made with care
and used to promote community objectives.

* & * * &+ »

This guidebook is not a comprehensive manual for designing an
UGA, but is instead an aid for addressing several "sticky" issues in
designing UGAs. The guidebook will address the following:

¢ suggest criteria which may help you in making the urban/rural call;

¢ examine which densities are appropriate for urban, rural, and resource
areas and discuss the consequences of using different densities within
those areas; and

+ provide additional suggestions for "designing” densities to fit the
urban or rural context.

A companion guidebook published by the Washington State
D-e:pamncn: nf Cummumt}' Dmmlﬂpmml, wg]m
» I :

pmmﬂes sto:ps t'or analj'zm,g whether vmnt 1511:1 is dw:iopable .'.mmble,
and available for future development. Another guidebook published by
the D-cpartmmt of Cummumty Development, Shaping Your Future: A
-Signal N Atea, provides a more general
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Criteria for UGAs/Rural Area Designation (or, a
Place for Every Purpose)

UGA Criteria Should Be Based on Community Goals

PP cfore developing specific criteria, your community will need to

develop a vision for 1ts fumre--for what urban areas and rural areas
should be. That vision will be expressed as goals which help you move
toward achievement of that vision. (See the guidebook Towards
M in in Washington: A Guide to Com itv. Visionj
published by the Department of Community Development for more
information about shaping a community vision.) Developing specific
criteria will greatly facilitate the difficult job of making the urban/rural
call. The criteria, when based on the goals you have developed, will
provide specific measures for whether a particular choice will help you
accomplish your goals for urban and rural areas. They will also help
others to understand why you made the choices you made.

The GMA Provides Several Initial Criteria

The GMA provides a starting point for developing your own criteria.
Section 11 of the GMA (36.70A.110 RCW) sets several initial criteria for
lands which should be included in the UGA:

¢ Cities must be included in TUGAs.

¢ Territory outside a city may be included only if it is already
characterized by urban growth or adjacent to lerritory already
characterized by growth.

¢ Urban growth should be located first in areas characterized by urban
growth which have existing public facility and service capabilities and
second in areas characterized by urban growth that will be served by
existing and additional needed facilities and services.

¢ The sum total of UGAs within a county must be of sufficient size to
permit the urban growth that is projected to occur in the county for
the next 20 years.

In addition to Section 11, several of the following goals (paraphrased
below) stated in Section 2 of the GMA (70A.020 RCW) suggest the
following additional criteria for locating UGAs:

¢ Goal 1: Encourage development in urban areas where adequate
public facilities exist or can be provided in an efficient manner,

¢ Goal 2: Reduce the inappropriate conversion of undeveloped land
into sprawling, low-density development.




+ Goal 4: Encourage the availability of affordable housing to all
economic segments of the population of this state, promote a variety
of residential densities and housing types, and encourage preservation
of existing housing stock.

¢ Goal 12: Ensure that those public facilities and services necessary to
support development shall be adeguate to serve the development at the
time the development is available for occupancy and use without
decreasing current service levels below locally established minimum
standards.

Other Communities Provide Useful Criteria for
Establishing UGAs

A number of communities in Washington and other states already
have UGAs in place and have developed criteria to help in establishing
the UGA. Although these criteria were developed for use in other states
or to implement local objectives developed before the GMA, they relate
well to GMA goals and provide useful examples for other communities.
A summary discussion of individual criteria extracted from these
communities, which could be helpful in implementing growth management
goals, follows.

gmdebuuk pubhshad by the Dep-amnem of
Community Develﬂpmml for additional information on this topic.)

MMW In addman tr:r
actual urban development on the ground, extensive subdivision
platting at urban densities may have already occurred. In
Washington, these plats are vested (property owners have a right to
proceed with development) once a completed application has been
accepted. It probably makes sense to recognize and plan for these
vested urban developments, TUtility service areas and local
improvement districts represent other commitments to urban
development. Although local governments can choose to limit or
postpone development, even in areas where these types of
commitments exist, they should be considered in locating urban
growth limits. Communities should explore possible legal
complications when limiting growth in such areas.




t mm urban o pruhhc fac:lhtiese are
not already in place, there at least should not be any major physical
or other barriers to extending them within your plan’s 20-year time
frame. The extent and location of the UGA may also be limited by
the community's ability to economically provide the full range of
urban services within the UGA. If planned improvements, as
reflected in the capital facilities plan element, are not adequate to
provide the level of service that a community wants, the UGA will
need to be adjusted. Not only should facilities be available or
capable of extension, but they should also have adequate capacity 1o
support planned urban development. It should be possible to serve
this new development without reducing current service levels in
existing developed areas. Thurston County, Washington and
communities in Oregon and Florida have criteria that also emphasizes
UGA location which allows orderly, efficient, cost-effective extension
of facilities and services. The greatest efficiency will be achieved to
the extent that growth can be guided to existing developed areas or
"committed” lands where excess service capacity exists. When
growth is guided to these areas, the costs of new infrastructure and
spread-out service areas can be reduced. In addition, service costs
for residences and businesses can be reduced when under-utilized
facilities are more fully utilized. For more mnformation on this
concept, see Planning Small Town America (Ford). According to the
GMA, public facilities include transportation-related facilities, water,
storm and sanitary sewer systems, parks and recreation facilities, and
schools. Public services include fire protection and suppression, law
enforcement, public health, education, recreation, environmental
protection, and other governmental services.

Natural features a 2 i :
urban development m;hng; M{:ﬂﬂt emnm&nt&! de:g,r_adabnn A
number of communities using UGAs are applying a variation on this
criteria. Although these communities generally anticipate that some
environmentally constrained areas will occur within the UGA, the
area should generally be suitable from an environmental standpoint.
Large blocks of environmentally constrained area may best be
excluded from the UGA.

Gmﬂdm:s (365-19& WﬁC‘) pmv:dﬂs gtndnnm r;m mggeswd criteria to
cities and counties in Washington on designating resource lands and
critical areas. Thurston County defines lands with value for
agriculture and forestry as those a) with prime or unigue soils
classification (as classified by the Soil Conservation Service);

b) actively managed for farm or forestry use; c) enrolled under




agricultural or forestry tax program; and d) not currently served with
utilities. Oregon's state legislation emphasizes agricultural retention
and gives highest retention priority to Class I soils and lowest
retention priority (and therefore highest urban-use priority) to

Class VI sails. Note that the 1991 amendments to the GMA
(ReSHB 1025) preclude designing forest or agricultural lands within
urban areas unless the local community establishes a program
authorizing transfer or purchase of development rights.

M@MMM To minimize the
amount of miles traveled between where people live and where they
work, and to reduce the overall impact of new residential
development on the transportation network, residential areas should be
located convenient to employment centers. Land area provided for
employment (industrial and office) development should be balanced
with land area for residential development. In general, you do not
need an industrial or commercial land supply which is greater than
your projected population can support at full buildout. Conversely,
residential development without a matching supply of employment and
retail services will result in residents traveling further to work and

:._]

Mmmﬂmmmm
communities are particularly vigilant about avoiding sl:!rdwl' forms
of development (scattered, untimely, poorly planned), such as "leap
frog" (developments sited away from the existing urban area), and
“strip” (high amounts of intensive development in 2 linear pattern
located along both sides of an arterial). Numerous studies indicate
that these configurations are more costly to serve and can readily
disrupt critical areas and resource lands. (For examples, see

Dr. James E. Frank's The Costs of Alternarive Development Patterns:
A Review of the Literature.)

e il m I.Tsmg physical features to deﬁne a luguzl buundz.ry can hr.-.lp
/}"prevmtagmﬂual chipping away at the boundary in the future.
Fp(j:né’ Where a clear physical feature does not exist, following a property
line, quarter section line, or other legally defined line will reduce
confusion about the line location and be easier to administer.




To establish an orderly phasing of development within UGAs,
communities may wish to distinguish ten and 20-year UGAs. The longer
term UGA should be able, ultimately, to meet all of the criteria of the
short-term UGA. However, separate criteria may distinguish long-term
(or future) growth areas as: (1) not yet committed to urban deveiopment;
(2) currently outside of utility service areas; and (3) containing significant
amounts of vacant land in large parcels to facilitate future land assembly
and development potential. A later section describes special density
considerations and treatment of future urban areas.

Several Communities Offer Examples of Rural Criteria

King and Whatcom Counties have also specified separate criteria for
designating rural areas. These criteria tend to be the opposite of their
urban area criteria. King County's criteria, for instance, are as follows:
¢ Good opportunities exist for small-scale farming and forestry.
¢ A rural designation will help buffer nearby resource lands from

conflicting urban uses.

¢ There are major physical barriers to providing urban services at
reasonable cost.

+ Significant constraints make the area generally unsuitable for intensive
urban development.

Whatcom County uses similar criteria and specifies the environmental
constraints of concern in greater detail:

¢ Those areas that possess a very low residential density and are
compatible with existing land use plans.

¢ Those areas where features of the physical environment (i.e., lack of
adequate groundwater, slow permeability rates, and seasonal ponding)
require very low densities in order to mitigate the impacts of these
physical constraints. Also, those areas where there exists the
possibility of utilization of a namral resource (i.e., soils, sand/gravel,
or coal),

+ Those areas where there are no planned capital improvements to
community facilities, utilities, or transportation systems.

Whatcom County also distinguishes areas appropriate for rural residential
uses rather than resource uses and applies the following criteria to help
define these areas:

¢ Lands currently served or planned to be served with only a partial
range of urban level services;




¢ Lands where low-density residential development currently exists and
where such densities are planned to continue in the future; and

¢ Lands that contain soils that are generally not considered as suitable
for commercial agriculture, forestry, or mineral extraction.

Minimum Guidelines Provide Guidance for Developing
Resource Area Criteria

The GMA requires local communities to classify, designate, and
conserve three types of resource lands—agricultural, forest, and mineral
lands. The GMA is primarily concemed with those resource lands having
"long-term commercial significance” ("long-term commercial
significance” is defined in the GMA to include both natural and social
factors). The "Minimum Guidelines” (WAC 365-190) prepared by the
Department of Community Development provide guidance and criteria for
classifying and designating each type of respurce land. In some cases, the
guidelines suggest that local governments use an existing classification
system. In other cases, the guidelines strongly recommend using or
building on certain existing classification systems and supporting data.
The guidelines provide two types of criteria. The first type helps evaluate
whether the area has a high natoral resource value (e.g., good soils for
farming and forestry or good mineral deposits). The second type helps
evaluate whether the land’s relation to existing population centers and
services and the existing land use pattern in the vicinity make it bener
suited for urban growth.

Agricultural Lands. Criteria for agricultural lands classification are
contained in the Minimum Guidelines (WAC 365-190-050). Local
governments can use the land-capability classification system defined in
the United States Department of Agriculture Soil Conservation Service
Handbook No. 210. The categories defined in the handbook consider
"growing capacity, productivity, and soil composition of the land." The
guidelines suggest the local communities should use the classifications of
prime and unique farmland soils in defining agricultural lands of long-
term significance or explain the rationale for using a system other than the
Minimum Guidelines to the Department of Community Development.
Local govermnments may classify additional lands of local significance,
such as cranberry bogs, after consulting with the local conservation
district board and the local agricultural stabilization and conservation




The Department of Agriculture’s handbook criteria also help local
communities to consider "the combined effects of proximity to populated
centers and the possibility of more intense uses of the land" as indicated
by the following:

(2) and (c) The availability of public facilities and services. (Does an
urban level of facilities and services exist or can they be readily made
available?)

(b) Tax status. (Are the lands in the open space program taxed for farm
use or are they taxed for fair market value?)

(d) Relationship or proximity fo urban areas. (Is the land well-situated to
become part of an urban growth area?)

(e) Predominant parcel size. (Are parcels generally large enough to
make resource management feasible?)

(f) Land settlement patterns and their compatibility with agricultural
practices. (Are existing nearby uses compatible or can resource areas be
buffered from them?)

(g) Intensity of nearby uses. (Is the intensity of nearby uses
compatible?)

(h) History of land development permits issued nearby, (Have permits
been granted and has vesting for urban uses occurred?)

(1) Land values under alternative uses. (Do land values indicate potential
for urban development or successful agricultural operation?)

(i) Proximity of markets. (Does the land’s location relative to market
enhance or hinder specific local agricultural operations?)

Forest Lands. The criteria for forest land classification are also
contained in Minimum Guidelines (WAC 365-190-060). Local
governments should use the Department of Revenue's private forest land
grades provided in WAC 458-40-530. These grades will help local
governments to evaluate the growing capacity, productivity, and soil
composition to determine the long-term commercial significance for forest
production. Generally, the higher grade lands should be classified as
forest land. Lower grade lands may also be included. Local governments
must decide which categories should be classified as forest lands based, in
part, on local conditions and considerations.

Forest lands not designated for "long-term commercial significance”
are likely to convert to other land uses.




Local governments should also consider the effects of proximity to
population centers and the possibility of more intense uses of the land as

indicated by:

¢ the availability of public services and facilities conducive to the
conversion of forest land;

¢ the proximity of forest land to urban and suburban areas and rural
settlements (forest lands of long-term commercial significance are
located outside the urban and suburban areas and rural settlements);

¢ the size of the parcels (forest lands consist of a predominantly large
possibility of more intense uses of the land as indicated by parcels);

¢ the compatibility and intensity of adjacent and nearby land use and
settlement patterns with forest lands of long-term commercial
significance;

+ property tax classification (property is assessed as open space or
forest land pursuant to 84.33 or 84.34 RCW);

¢ local economic conditions which affect the ability to manage
timberlands for long-term commercial production; and

¢ history of land development permits issued nearby.

Mineral Resource Lands. The criteria for mineral resource lands
classification appears in the Minimum Guidelines (WAC 365-190-070).
The guidelines in this section will help Iocal governments to evaluate the
type, quality, and extent of mineral resource lands needed to ensure an
adeguate future supply while maintaining a balance of land uses. The
guideline criteria are as follows:

"Classification criteria. Areas shall be classified as mineral
resource lands based on geologic. environmental, and economic
factors, existing land uses, and land ownership. The areas to be
studied and their order of study shall be specified by counties and
ciries.

fa) Counries and cities should classify lands with long-term
commercial significance for extracting ar least the following
minerals: Sand, gravel, and valuable metallic substances.
Other minerals may be classified as appropriate.

(b) In classifying these areas, counries and cities should consider
maps and information on location and externt of mineral
deposits provided by the Washington State Deparrment of
Natural Resources and the United Stares Bureau of Mines.
Additionally, the Departmer: of Natural Resources has a
derailed minerals classificarion system rthar counzies and
ciries may choose o use.




(¢) Counties and cities should consider classifying known and
potential mineral deposits so thar access o mineral resources
of long-term commercial significance is not knowingly
precluded.

(d) In classifying mineral resource lands, counties and ciries shall
also consider the effects of proximiry ro population areas and the
possibility of more intense uses of the land as indicated by rhe

Jollowing:
(i) General land use panerns in the area;
i) Availability of wilities;
(iii)  Availability end adeguacy of water supply,;
(iv)  Surrounding parcel sizes and surrounding uses;
vl Availabiliry of public roads and other public services;
fvi)  Subdivision or zoning for urban or small lots;
(vii) Accessibility and proximity 1o the point of use or market;
(viti)  Physical and ropographic characteristics of the mineral
resource site;
fix) Depth of the resource;
(x) Depth of the overburden,
{xi)  Physical properties of the resource including quality and
Iype;
(xii) L:f‘e of the resource; and
(xiii)  Resource availability in the region.”
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Setting Appropriate Densities for Urban

Growth Areas and Rural Areas (Or, Density by
Design)

Understanding Densities

ensity can be defined as the number of people or amount of

D activity in a specific area. Density is most often used in
discussing residential areas. In residential areas, density is the number of
residential dwelling units per a specified area, usually expressed in acres.
In discussions about density, it is also important to know whether we are
talking about gross or net densities. Gross density means the total
number of dwelling units divided by the total land area of the site or arez,
excluding nothing. Net density means the total number of dwelling units
divided by the net area of the lot or site. The net area typically excludes
roads, public open spaces, and community facilities including utility
nights-of-way. Critical areas (environmentally sensitive areas) may also
be excluded, It is important to carefully define excluded areas in
individual ordinances to avoid misunderstandings. The difference between
net and gross densities can be considerable, since area for roads and

parking alone may often require 20 percent of the site.

In planning residential areas, it is also helpful to be aware of the
typical densities associated with different types of residential uses. Three
more general categories of housing types are useful to distinguish. The
most common variety, detached housing, is that in which each dwelling
unit is in its own structure, on its own site, and normally occupied by a
single household or family. In attached housing, each unit has a separate
door entrance, bui two or more units are joined side-by-side or one above
the other. Apartments meet a similar definition or may provide multiple
dwelling units on numerous floors in one building. Several more specific
residential types are also useful to distinguish. "Estate homes" are homes
generally found on multiple acre lots. Conventional subdivision housing
is typically in the range of one to eight units per acre, with the higher
» densities found more typically in town or city settings. Cluster
developments commonly display these higher single-family densities,
Duplex homes and townhouses in Washington State commonly fall within
the range of eight to 12 units per acre. Small multiplex apartments or
condominiums (one- to two-story) tend to range from 12 to 24 units per
acre. Garden apartments and low-rise (two- to three-story) apartments
commonly range from 15 to 40 units per acre. Mid-rise and high-rise
apartments, found in more intensely developed urban areas, range from
30-60 to 60-300 units per acre, respectively (adapted from Hamil, Keene,
Kinsey and Lewis, 1989).
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Densities Should Be Related to Changing Public Values
and Needs

James W. Wentling, in his introduction to Density By Desien, notes
that “the modern homebuyer's overwhelming preference for the single-
family detached home is rooted in the country’s heritage as an
independent, agrarian nation. The popular view of ‘the American Dream’
as a single, freestanding dwelling is most likely a response to idyllic
memories of the farmhouse.”

Although this vision of the "American Dream” clearly persists today,
we are seeing increasing demands and trends toward higher housing
densities. These trends are driven by a variety of factors. The economy
is no longer focused on agriculture. As Wentling points out, housing
costs during the 1980s rose at a faster pace than the overall consumer
price index, As a direct result, fewer families are able to purchase their
homes, particularly the detached "dream home." Demographic trends,
such as the aging of the "baby boom," the trend toward increasingly
smaller (even single person) household sizes, and faster-paced lifestyles
translate into a demand for smaller, more maintenance-free housing.
Detached homes increasingly tend to be located farther away from the
work place in order to maintain affordability. As a result, many
homebuyers now place a higher premium on the increased leisure time
over space, which smaller, close-in (shorter commute), maintenance-free
housing more readily provides.

The net result of these changing wends, affordability, and lifestyle
preferences is that communities will need to provide housing for an
increasing variety of needs. As Wentling concludes, "The challenge to
housing professionals (and local governments) will be to satisfy this higher
density standard while maintaining guality design and desirable living
environments,"”

Communities Should Set Densities Which Promote Plan
Objectives

A key point to remember in determining appropriate densities for
urban and rurzl areas is to assign densities which support your growth
management and other plan objectives. For instance, you can apply lower
densities in rural areas and in resource areas where urban services are not
available and where you seek to maintain resource production or protect
sensitive areas. You can apply higher densities in urban areas where you
want to promote transit use or encourage redevelopment. Urban, rural,
and resource areas serve distinctly different purposes calling for distinctly
different levels of densities and levels of services.




Washington State’s GMA defines UGAs as areas where growth should
be encouraged. It is in UGAs where most of the demand for housing,
and particularly affordable housing opportunities, will be met. 1In
contrast, Section 7 of the GMA (36.70A.070 RCW) states that rural areas
include lands which are not designated for urban growth. They may
include small-scale agriculture, forest, or mineral use where compatible.
However, it is the resource land designation which will emphasize
conserving resource lands having long-term commercial significance for
productive use by resource industries. Rural areas can sustain other uses
which are compatible with the character of these rural uses, such as very
low-density residential development. The densities which you choose to
apply in these areas should support the different functions of these areas.

The Case for Setting Higher Densities in Urban Areas

As noted in the introduction, the densities you apply within urban
areas will have a variety of effects. They will affect the cost of providing
services, how much total land is needed for urban development, housing
affordability, and the ability to protect critical areas and provide quality
living environments. These relationships will be discussed in greater
detail in this section.

Density and Efficient Services. Increasingly, communities are rethinking
their density designations within urban areas in an effort to reduce the
costs of providing services. For example, the Twin Cities region in
Minnesota exhibits one of the lowest average densities of the 25 largest
UU.S. Metropolitan areas. They have found that:

"as a consequence of low-density developmenr patterns, ciries
were forced to build facilities (sewer trunks in particular) ar
rremendous expensé for scartered, small pockers of urban
development, ©

- Terry Jill Lasser, Urban Land Magazine (Minneapolis, Minnesata) -
Closer to home, Olympia, Washington found that:

"From 1980 to 1987, 73 percent of the growth was outside the
cities. Most of this development has been low-density suburban
sprawl. It has created demands for urban services and wilities
Jarther and farther owt into the county. Nor only is this patrern
inefficient, it threatens natural resource lands we need for
Sarming and forestry, *
- Dlympia Comprehensive Plan, 1988 -

A 1980 study, conducted in California by the Sacramento Planning
staff in the wake of Proposition 13, found that "to cover full marginal
costs of services, the county would have to recover development fees of




$10,000-15,000 per unit (at six units per acre) for residential projects
beyond the urban service boundary. Fees would average $3,000 per unit
inside the boundary,” The services considered were those primarily
funded by property taxes such as schools, fire protection, recreation,
drainage, and street lighting. (Johnson, Schwartz and Tracy)

Dr. James E. Frank, Florida State University, reviewed and updated a
number of the major comparative cost of development studies for the
Urban Land Institute. He concluded that each of the studies was flawed
in its own way, but that "taken together the studies reach similar
conclusions: development spread out at low densities increases the costs
of public facilities." He also suggests that houses built in sprawling
developments may cost 40 to 400 percent more to serve than they might if
located in a more compact configuration, closer to major facilities, and

the developments incorporated a variety of housing types and densities.

A number of studies and sources point to & density threshold
necessary to support regular transit service. One such study found that
"densities in the two to seven dwelling units per acre range produced only
marginal use of public transponation...densities of seven to 30 dwelling
units per acre were necessary to sustain significant transit use" and
"produced not only a dramatic increase in transit use, but also a sharp
reduction in auto travel” (Pushkarev and Zupan). The Municipality of
Metropolitan Seattle (Metro) in King County endorses a threshold seven
unit per acre net density to justify bus routes with 30-minute service.
This transit threshold is a major justification offered by King County in
establishing an urban area average net density goal of seven to eight units
per acre. (King County Comprehensive Plan, 1985)

A density threshold is less readily established for another major urban
facility - sewer. The cost of actually constructing and connecting to
sewers is usually born by the homeowner. The main economic threshold
then becomes "what burden is the homeowner willing to pay?" Sewer
providers also bear additional costs for treatment with lower densities.
Because of the greater length of pipe per capita in lower density areas,
more infiltration and greater treatment costs result from low densities.
(Bob Hirsch, Metro, King County)

State septic tank regulations require a minimum 12,500 square feet lot
size for septic tank use under ideal soil conditions for health reasons.
Residential developments of two to three units per acre or more, generally
must rely on sewer for waste disposal. Lower densities may require
sewer if conditions are less than ideal (WAC 248-96).

Local governments should recognize that, where permitted, the lower
costs of septic tanks may provide an incentive to develop at lower
densities, leading to the sprawl development discussed in the next section.




Densitv and Land Consumption. Intuitively, the lower the density, the

greater the amount of land area that will be needed to accommodate the
same number of people. A larger UGA and a greater amount of land will
be needed, if you apply lower densities within urban areas. Less land
will then be available for rural and resource uses.

Oregon communities are all too familiar with this concept. A
recently completed case study of four Oregon communities found that they
were falling short of densities assumed in establishing their UGAs. Asa
result, these communities are having to go back and expand their UGAs at
an earlier point of time than originally anticipated (Oregon Department of
Community Development, 1991). Similarly, Thurston County found that
because land was being developed at lower densities (three to four units
per acre) than allowed, the urban area was being used up faster than

anticipated.

The Florida Department of Community Affairs defines densities
between one unit per ten acres and two units per acre to be "sprawl”
development and cautions that among other problems sprawling, low-
density, single-dimensional development "promotes an inefficient and
unattractive use of developable land and frequently destroys significant
environmental and natural resources.”

Frequently, newer developments at the urban fringe are developing at
lower densities than a community's existing average densities. A San
Francisco Bay area organization, People for Open Space, point out that
land now being developed in the San Francisco Bay area is planned at a
much lower density than the existing average density (5.8 units per acre
compared to 8 units per acre). They advocated maintaining the current
average densities so that projected new development could be
accommodated on 90,000 acres rather than the 120,000 acres which would
be required to accommodate the new trend. They note that "simply by
mixing housing types on vacant land instead of committing almost all of it
to large-lot single-family housing as current plans do, we could mest
almost all of the housing needs projected over the next 20 years and
pmtact]argearmuf:xnnngnpm space.” AHewHa.mpahzre handbook,

the present sei‘.tLEmentpaw:m of one acre or more for each house were to
continue, over one-half of southern New Hampshire would be covered
over by development in 25 years."

Background studies for King County’s Comprehensive Plan projected
that achieving an overall average density of seven units per acre, rather
than the past trend of four units per acre, could cut the overall residential
land consumption by 50 percent.




Higher Densities in Urban Areas Conserves More Land for
Rural and Resource Use

Density and Housing Costs. Assuring an adequate supply of
housing, which matches the income needs of Washington residents, can
help avoid the increased housing costs sometimes associated with UGAs,

According to John Kelly, Oregon Department of Land Conservation,
the need to meet the full range of housing needs is what drives the urban
densities set for Oregon UGAs. Oregon's Land Conservation and
Development Commission has rejected low-density provisions in many
local plans, prompting density increases from about four units per gross
buildable acre to six or more units in most urban areas, As a result, "the
1960s and 1970s trend (toward) lower and lower residential densities in
suburban areas was checked. As local governments revised zoning to
comply with state policy, residential zoning shifted back toward
traditional, more affordable densities” (Charles Hales in Nelson, 1991).

According to Myles Palmeroy of the San Diego, California Planning
Department, lots larger than 10,000 square feet are not considersed urban
in his jurisdiction. Because land is so costly in the San Diego area, 2
very large percentage of the new single-family development is occurring
at the eight units per acre level.

Closer tw home, Thurston County has sel goals for residential density
in its UGA at the range of four to 16 units per acre, A major reason is
to provide affordable housing choices as well as efficient services.
Thurston County encourages a variety of housing choices with most
densities ranging from four to 16 units per acre (Thurston County
Comprehensive Plan, 1988). Under current economic conditions, only the
higher single-family densities (six to eight units per acre) and the
multifamily density ranges (nine units per acre and up) may be affordable
within urban areas for the average Washington resident. In King County,
for instance, the affordable housing price for the median income family is
$110,000, while the average single-family home sales price for 1990, was
$170.000 (“Housing Affordability in King County," April 1991).

King and Thurston Counties are not the only Washington counties
experiencing affordable housing problems. In fact, a 1990 report
prepared by the Washington State Department of Community Development
reports that "in only eight counties are median incomes sufficient to
purchase an average-priced home . . ." (MclIntire with Fitz).

dcnsmes m vmhm UGAsthc gmamr the area wmch can be set aside for
resource conservation and environmental protection. Urban growth
boundaries can be drawn to exclude large blocks of constrzined




areas. Lower rural area and resource land densities can help to protect
these areas from incompatible urban development. Within every growth
area, there will be critical areas (environmentally sensitive areas) which
may be threatened by urban development. Lower densities can still be
applied to protect these areas. For instance, King and Thurston Counties
apply densities of two to three units per acre or less (down to one unit
per five acres in King County) on environmentally constrained urban
lands.

Suggested Ground Rules for Setting Urban Densities

The following is a summary of the concepts and lessons learmed from
other communities about setting UGA densities:

¢+ Seck overall residential densities in growth areas which are high
enough to allow for the efficient use of land and provision of
services, provide affordable housing choices, and address other
growth management goals, If you can agree on a net (constrained
areas excluded) average (some areas higher, some areas lower)
density as high as seven to eight units per acre, your community will
benefit from greatly reduced service costs for a variety of services,
greater area saved for rural and resource conservation, and a better
opportunity for affordable housing. It is particularly important to
specify higher density averages in centers and along transportation
corridors where regular transit service is desired. With an average
net density goal, it is still, of course, possible to use lower density
ranges in more outlying areas or in rural towns and centers.

+ Limit opportunities for expensive-to-serve and land-consumptive
spraw] development, particularly in the fwo units per acre to one unit
per ten acre range—those densities which fall in between urban and
rural densities.

¢+ Match the amount of area designated at different densities and the

type of housing provided to the income needs of your present and
future residents,

+ Esmablish criteria to assure that higher densities are located near urban
services having adequate capacity.

+ Apply lower densities to protect sensitive, but buildable areas within
UGAs, Refer 1o the De:pamnem of Ccrmmumty Devclnpmcnt s

Mlmmum Guidelines (WAC 365- 19&} for gmdance in the treatment of
critical areas. Compilations of sensitive areas ordinances are also
available on loan from the Municipal Research and Services Center.
However, the specific measures and densities you employ will need to
be tailored to your specific conditions.




¢+ In established neighborhoods, you may wish to employ densities
consistent with established character, Consider, too, opportunities to
marginally increase average densities using approaches which fit with
existing character, such as the Tumwater and Olympia provisions for
single-family conversions or accessory units (see Appendix A).

¢ Consider using lower densities at the edges of UGAS to buffer rural
and resource lands, where a clear physical separation cannot be
provided. As an example, King County policies call for one unit per
acre or less, densities in urban areas adjacent to rural areas, and one
unit per ten acres in rural areas adjacent to resource lands.

¢+ Consider buffering commercial areas and more intense uses from
single-family peighborhoods with intermediate density residential
types, such as duplexes or townhouses. Whatcom County, as an
example, has established a hierarchy of densities to provide a gradual
transition of densities between different types of uses. However, take
a balanced approach to the use of a transition between urban and
rural zreas or different intensity uses. As Florida's Department of
Community Development cautions, too extensive use of low-end
transition densities can result in an excess of sprawl densities, which
are difficult to serve and consume additional land. To the extent
possible, take advantage of physical features to buffer and separate
different intensity designations.

+ Although retaining greater area in rural and open space may be &
popular cause, higher densities are often controversial. Appendix B
contains useful sugpestions for achieving higher densities which better
fit community character, making community acceptance more likely.

Suggestions for Achieving Higher Density Goals in Urban
Areas

As mentioned above, one of the major problems the state of Oregon
identified with its UGA program was that densities were falling short of
allowed densities in most of its case study communities. King County has
experienced a similar situation. The average density of newer
developments within urban areas is just under three units per acre gross
density. As a result, King County is exploring ways to move closer 1o its
stated goal of seven 1o eight units per acre (Draff King Counry
Comprehensive Plan: The Last 5 Years, 1991). A number of approaches
may be useful in achieving density goals in your community’s urban
areas:
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The most direct approach is to set minimum densities (or maximum
lot sizes), For example, Fort Collins has established a minimum
density of two units per acre within its urban service area, because of
the high cost to serve development below that level, Several
California cities are also using minimum density provisions (such as
Rohnert Park and Fremont—see Wentling and People for Open
Space). The King County Council is also considering a motion which
would direct that minimum density standards be established for
residential projects.

Florida's experience is that tough concurrency provisions help to
promote higher densities. If development proceeds before urban
levels of services are available, such as sewer, that development is
likely to occur at lower densities.

A related provision is to require lower levels of service standards in
urban areas (particularly infill areas) than in rural areas, Making it
relatively easier to develop in urban areas may promote higher density
development.

Consider allowing the addition of second units onto existing homes or
structures. (See Appendix A for Tumwater's single-family conversion
ordinance which allows additional units to be added with litile
outward appearance of additional density.)

People for Open Space, a San Francisco Bay Area organization
advocating compact development and greenbelts, suggest recycling
land no longer needed for industry, The Bay area as an example, has
a 60-year supply of land zoned for industry, which could instead
provide additional housing in the city.

Plan also for more housing along major streets and in downtown
areas — areas where higher densities may be more acceptable than in
other parts of the city.

Adopt design standards and encourage design techniques which assure
that higher density single-family and multifamily developments fit
well into the existing community fiber. Good design can win greater
community acceptance. See Appendix B for some very useful
suggestions., Also recognize the need for adequate social support
systerns and facilities in these areas,
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Establish Rural Area Densities Which Limit Service Costs
and Help Maintain Rural Areas for Rural Uses

Rural areas can accommodate uses which do not require an urban
level of public facilities and services. Rural areas can provide
opportunities for farming, forestry, and mineral extraction where they can
co-exist with other rural uses. Rural areas can offer opportunities for
major open space areas and recreational uses and may contain extensive
environmentally constrained areas or other areas unsuited for orban levels
of development. In addition, rural areas can accommodate demand for a
more country-like residential environment. Lower densities are desirable
where only a rural level of services will be provided. Use of lower
densities can also help buffer resource use areas from the more intensely
developed urban land uses. The level of densities you assign should be
related to the types of uses you are seeking to promote.

Rurzl Residential Development. Development trends in recent years
suggest that there is a strong demand for rural residential development.

Recreation homes can be a particular problem because of their tendency to
locate near sensitive features, such as lakes, rivers, and sensitive mountain
environments, Such development should not be encouraged to oceur in a

haphazard way, interspersed with resource uses. Instead, it may be better
to plan for such uses in more limited areas (lacking high quality soils and

resources) while reserving other areas for exclusive resource use.

The main considerations for setting densities for rural residential areas
are to choose densities which: (1) are supportable from an environmental
standpoint; (2) will not interfere with nearby resource uses; and (3) are
cost-effective to serve with a rural level of services.

Densities should be low enough to be supportable by a rural level of
services, most particularly septic tank rather than sewer. State regulations
impose some limitations on lot size for development served by septic
tanks., Lots must be, al a minimum under ideal soil conditions, 12,500
square feet (WAC 246.272.100). In reality, these conditions are the
exception rather than the rule. For example, in King County, wherz a
well is used, a minimum lot size of five acres is required. King County
established the five acre minimum to primarily protect the wells and
the aguifer. (Hendrickson)

Florida communities allow a maximum density of one unit per ten
acres in rural areas and consider densities between two units per acre and
mumlper ten acres to be sprawl development. The Urban Growih

: Case Studies Report prepared for Oregon's
Dcpartmmt of Land Cnnsewamm and Development noted the need to
establish a floor minimum lot size in rural areas and is recommending
eliminating zoning under a five to ten acre per unit density for rural
areas. A study of density-related public costs by the American Farmland
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Trust found that a one unit per five acre development may be even more
expensive 1o serve than developments at densities between one unit per
acre and one unit per five acre densities in the Louden County, Virginia
area,

By clustering and carefully siting development, pockets of higher
density development can be accommodated while leaving greater area in
open space. Average densities in rural areas should be kept low,
however, (o assure that rural service provision remains cosi-effective.
Self-contained communities and master-planned resorts may be appropriate
on a limited basis in rural areas provided they meet the criteria set forth
in the GMA (Section 16 and 17, ReSHB 1025),

A final piece of advice from Florida is worth noting;

"The key to allowing development in a rural area is proper
planning which will preserve the area’s rural character. The
issue is not densiry alone. As perminted densities increase, 5o
should the guidelines and safeguards applied by local
governments to ensure that rural development does not result in
unaffordable, nonfunctional, and unattractive sprawling
development patrerns. "

Although this guide is focused primarily on providing guidance for
setting densities, density may not be the sole issue. Appendix D contains
some useful guidelines from Massachusetts and Hawaii to preserve rural
character, while allowing some level of rural residential development.

Establish Resource Area Densities Which Support the
Continued Operation of Resource Uses

Resource areas should be reserved primarily for resource uses to
assure their continued viability and to reduce pressure from competing
residential uses.

Agriculture. OQur country is losing productive agricultural lands to urban
development. The National Agricultural Lands Study report, presented to
President Carter in 1981, claimed that three million acres of agricultural
land were being converted each year into housing developments, shopping
centers, industrial complexes, highways, water reservoirs, and other types
of urban development. This phenomenon is occurring at a time when
domestic and export demands for agricultural goods are rapidly
increasing. The same trend has becoms increasingly evident in
Washington. Although the number of farms has actually increased, the
number of acres in commercial farming has decreased (Nelson and
Daniels, 1986).




As urbanization occurs, higher land costs create a temptation to "sell
out" to urban development, which can command a higher dollar value for
rural land at the urban fringe, In addition, urban development and
densities near farmlands can impact agricultural operations in a variety of
ways, which can threaten their continued viability. The Portland area
Metro Service District found that agricultural and urban uses were
frequently incompatible, because agricultural operations creating dust,
noise, odor, smoke, and chemical spray draw complzaints from adjacent
urban areas. In return, adjacent urban development often brings
vandalism, traffic interference, higher production costs due to smalier
field size, higher urban taxes, service district charges, and higher
insurance costs, all to the farmer’s demise. Those problems have been
sufficiently troublesome in Washington that farmers have succeeded in
getuing right-to-farm legislation adopted in this state. (See Appendix C
for more explanation of right-to-farm laws.) As agriculture diminishes in
the area in general, agricultural support services (fesd stores, etc.) pull
out, further hampering agricultural operations. ("Urban Growth Boundary
Findings," 1979)

At the same time, some areas have been successful in maintaining
productive farmlands close to urban areas. For example, five of Florida's
ten most populous counties are also in the top ten counties in terms of
market sales of agricultural products. For some types of agriculture, the
proximity to an urban market can enhance the profitability of the

operalion.

Use of minimum lot size is perhaps the most common method used
by local governments to prevent the conversion of agricultural land to
urban use. The objective with this approach is to maintain parcels in
large enough pieces to allow viable farm operation and to discourage
purchase of farmlands for competing uses, such as residential
development.

Communities in Washington and across the country have applied a
wide range of densities to maintain rural uses and specifically, agricultural
uses. The U.S. Census Bureau defines rural densities as 200 persons per
square mile or just over one unit per fen acres. According to Mitch
Rohse, the Oregon Depariment of Land Conservation and Development,
communities in Oregon have typically applied minimum lot sizes ranging
from 20 to 80 acres. Nelson (1986) notes that minimum lot sizes as high
as 320 acres per unit were applied in the rangeland of Deschutes County,
Oregon. Marin County, California uses a large-lot designation of a
minimum of 60 acres (Holding, 1987). Boulder, Colorado applies a one
unit per 35 acres restriction, but allows two units per acre if 75 percent of
the land is open space (Beatley and Brower). The Florida Department of
Community Affairs considers densities ranging from two to ten units per
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acre to constitute urban sprawl and counsels that agricultural densities
should not be more dense than one unit per 40 acres. The Minneapolis-
St. Paul Metro area zones rural area at four units per 40 acre densities,
but applies one unit per 40 acre densities for farms committed by
covenant to continue agricultural uses in exchange for benefits, In this
state, communities apply a variety of rural density standards, frequently
falling within the two-acre to ten-acre minimum lot size and 35-40 acres
minimum for agricultural zones where they have been distinguished from
generic rural zones. Spokane County has differentiated rural land use
categories 1o a greater degree than most, establishing several "semi-rural”
categories with densities between two and ten acres per unit, & rural
designation accommodating primarily large-lot residential use at a one unit
per ten acre minimum and establishes an agricultural zone in which there
will normally be only one or two houses per 640 acres (Spokane 1990

Comprehensive Plan).

"Viable farm size" refers to the threshold property size which will -
enable the farm operation to be an economic success. The viable farm (r
size and necessary conditions for a successful operation vary depending on e s
the type of agriculture, 0

Deschutes County, Oregon has concluded that a 320-acre minimum
lot size is important for sustaining the cattle ranching activity. Hardin
County, Kentucky concluded that 78 acres was the minimum viable parcel
size needed to support the principally tobacco and grain-type agriculture
prevalent in their locale. The American Farmland Trust advises that "for
a cash crop operation in Michigan, the lot size should be not less than 40
acres.”

In Washington, the Final Environmental Impact Statement for the
King County Comprehensive Plan refers to data from their (former)
Office of Agriculture that 35 acres is nesded to support dairy farming and
a mimimum of 15 acres is needed for an economic horticultural operation.
A recent Redmond study found that ten acres could support an intensive
“specialty” farm operation, such as berry farms or organic vegetable
farms (Jones and Stokes Associates).

Some forms of agriculture appear to be viable in more urban counties
as well. Kurt Moulton from King County Cooperative Extension and
Lyle Fitch from the King County Soil Conservation District convey the
general sense that large-scale commercial agriculture is economically
marginal now in urban counties such as King and Snohomish Counties.
However, agriculture does appear to be viable as a part-time occupation
or in the form of intensive or specialty farming. Dairy farms, nurseries
or tree farms, berry farms, and specialty lettuce farms, and some types of
livestock, such as sheep or exotics such as llamas, have also been
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successful in this area. The intensive farming can be workable on
acreage as small as ten to 20 acres. The dairy farm operation is more
likely to reguire 40 or more acres.

The National Trust for Historic Preservation notes that unless the
minimum lot size;

“is as large as the minimen size for a viable working farm—for
example, 160 acres in McHenry County, lliinois—Ilarge-lor zoning
can do more harm than good. Although the intent may be to
protect land, large-lot residential zoning may actually waste land
and may increase environmental problems rather than alleviare
them.* (Stokes with Watson)

Viable farm size is only one factor in the formula for determining
appropriate agricultural densities, Equally important is the question of
whether permitted densities are likely to attract forms of development
which may edge out large-scale farming operations. A number of studies
indicate that both hobby farms (which some refer to as "Martini" farms)
and large-lot residential development with no pretense of farming (estate
homes or what some have described as the "McMansion" problem) can
threaten the larger-scale farm operation. Healy and Short, in their 1981
study of the rural land market, found that parcels of five to 40 acres sold
well, particularly among people seeking homesites. They note that:

"It is cemainly safe to say that the division of high-guality
farmland into the rwo to ten acre building lots rypically found in
rural subdivisions precludes commercial agriculmure of most
currently pracriced gypes. Nor do the ten 1o 40 acre “farmertes”
and “rancheites” thar have been creatred in so many rural places
promise much commercial crop or livestock production.

Parcellation, changing ownership parterns, and high land prices
may impede our furure ability to expand commodiry production.
Perhaps the most important obstacle is parcellation. ™

For more urban counties, both Lyle Fitch, King County Conservation
District, and Kurt Moulton, King County Cooperative Extension, note that
ten acre or less zoning tends to attract residential development.

Kurt Moulton noted that at 20 acres, there is adequate land area to
support an intensive farm operation and people "have to be serious” to
purchase 20 acres.

Ratherthan cmhhshlngangndnngieunuperspmﬁndammndard
some communities have developed zoning approaches which give farmers
more flexibility to accommodate homes for other family members or




worker accommodations. These approaches may be workable and have
advantages for the farmer, where larger commercial tracts still exist.
North Hopewell Township, York County, Pennsylvania limits the number
of new single-family dwelling units to six in addition to the prime
farmstead, regardless of the size of the tract. The units are located in a
minor subdivision with a maximum lot size of 1.5 acres to avoid
consuming excess high-quality agricultural land.

Peachbottom Township, in the same county, uses a sliding scale to
implement a similar concept. They felr that allowing a set number was
unfair to larger property owners, They established a system in which the
number of single-family units permitted on a tract of land increases on a
sliding scale with the size of the land. The table below shows the number
of units permitted on various size tracts. (Kartez, 1984)

Excerpt from Peachbottom Township Zoning Ordinance (1971)

G. Condirional Uses

5.493 Al applications for approval of a conditional use shall be
referred ro the Township Planning Commission for
recommendation.

5.494  Single-family dwelling units in the agricultural zone shall be
subject to the following limitations:

a. There shall be permitted on each tract of land the
following number of single-family dwelling unizs:

Size of Tract Number of Single-Family
—ofLand Dwelling Unirs Permitted
0- 7 acres 1
7 - 30 acres 2
30 - 80 acres 3
80 - 130 acres 4
130 - 180 acres b
180 - 230 acres 6
230 - 280 acres 7
280 - 330 acres 8
330 - 380 acres 9
380 - 430 acres 10
430 - 480 acres 11
480 - 530 acres 12
530 - 580 acres 13
580 - 630 acres 14
630 - 680 acres 15
680 - 730 acres 16
730 - 780 acres 17
780 - 830 acres 18
830 acres and over 19
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"Quarter/quarier zoning" is used in many Michigan and Minnesota
communities. Under this system, each landowner is entitled to one lot
per 40 acres of farmland. Once the landowner reaches the number to
which he is entitled, it becomes a manter of record and no further
development on the parcel is permitted. (American Farmland Trust,
1987)

Two-tier density programs can aiso increase zoning flexibility. Some
Florida communities set an underlying maximum density for an area but
allow that density to be exceeded if certain guidelines are mel. Criteria
for the lower densities should include clustering and open space ratios,
provision to address development impacts, and so forth. (Florida
Department of Community Affairs)

Finally, the experience from a variety of areas suggests that large-lot
zoning alone is unlikely to protect agricultural lands. According to
Florida’s Department of Community Affairs, "the most important issue for
maintzining the rural character of an area is not the densities that are
allowed, but the pattern of development that is permitted. This is not to
say that densities are not relevant, but the real issue is how densities will
be used.” It will need to be combined with other measures which support
agricultural operations and limil interference from competing uses. The
purpose of this guidebook is 10 examine the application of densities rather
than to describe farmland protection measures in detail, However,
Appendix C offers some excellent suggestions from the American
Farmland Trust, the National Trust for Historic Preservation and James
and Stokes Associates, Inc., for complementary measures to support
agriculture. Ameng the measures communities may wish to consider are
exclusive agricultural zones, taxation policies, right-to-farm legislation,
and purchase or transfer of development rights.

Forestry. The nature of forest practices, involving use of particularly
heavy and noisy equipment, may make it particularly difficult for forest
operations and residential development to coexist. Forestry operations
may be even more severely impacted by the fragmentation of property
than are agricultural operations. Even limited residential development
nearby can severely constrain forest operations.

State statutes require a contiguous ownership of 20 acres to qualify
for forest land valuation under 84.33.100 RCW, A five-acre minimum is
required for eligibility under the Open Space Taxation Act
(84.34.020(3) RCW). Although these statutes may provide some
incentives for forest operations, the acreage requirements bear no relation
to the actual acreage needs for a viable forestry operation.




A study of forest land in northern Michigan found that marketing and
logging costs can be affected by the size of timber tracts. The study
noted that the average size of contiguous forest tracts had decreased in
size from 182 acres in 1946 to 156 acres in 1962. The study concluded
that a 200-acre parcel would be more economical to harvest than five 40-
acre blocks because: (1) fewer owners would need to be contacted and
informed; (2) access roads can be laid out more efficiently; and (3) the
cost of harvesting and marketing would increase with land fragmentation.
(Schallau, 1965)

A timber conversion study prepared by the California Department of
Forestry goes further noting that "At some point, a piece of property gets
so small that timber operations become virtually impossible. Generally, a
160-acre parcel is large enough that property size would place no
constraint on timber production, barring access problems.” The study
noted that California Department of Forestry foresters in El Dorado
County felt that splitting a 160-acre parcel into 40-acre parcels would
constrain timber production. Most study respondents felt that 40 acres
would provide adequate space for a viable operation, under ideal
conditions where there were no problems with adjacent owners or access
difficulties. (INTASA, Inc., 1981)

However, as parcels become smaller, they beonme more atu'acuvc for
residential development. The act Stz

Comprehensive Plan, (1985), stamdtha:a m;mmumlntmuf&ﬂamﬁ
was an important threshold for efficient forest practices. King County's
Land Development Information System data indicated that there was a
significant increase in conversion rates below the 80-acre parcel size.

Resource and Rural Density Suggestions Summarized

To summarize these points about sefting appropriate rural densities:

¢ Agriculture. It is important to look at the particular types of soil
conditions, current land use and ownership patterns, and types of
agriculture which have historically been conducted in your community
to establish appropriate densities. Talk with your local soil
conservation district, local agricultural stabilization and conservation
service committee, and cooperative agricultural extension agents for
their advice about viable farm size for the particular types of
agriculture practiced, or potentially possible to practice, in your area.
You can match the densities you establish to the needs of the specific
form of agriculture you are sesking to support. If you seriously wish
to maintain intensive, specialty farming, a 20-acre minimum may be
preferable to minimize competition from residential development,
although such farming may be viable on ten or somewhat fewer acre
parcels,
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If you still have in place the conditions which make large-scale
commercial farming viable, you might not want to settle for large-lot
residential zoning or so called "Martini farms.” The experience in
other communities suggests that minimum lot sizes as low as 40 acres
may risk the eventual decline of commercial farm operations. Even
dairy farming, which appears to be viable on parcels as small as 40
acres, may experience problems because of typical manure disposal
practices. Establish other areas with lower quality soils and potential,
where primarily rural residential uses can develop without harm 1o
viable commercial operations. A separate exclusive agricultural use
zone at lower densities is preferable for high-quality commercial
agncultural areas. However, agricultural zoning alone will not
maintain continued agricultural operations. Zoning should be
supplemented with supportive measures, such as right-to-farm
provisions and a supportive tax structure, Again, refer to

Appendix C for complementary measures to support agriculture in
addition to density controls.

Forestrv. In his article on forest land preservation, Robert Liberty
recommends zoning controls as "the most effective means to retain
forest lands.”" The more limited studies available on forest land
conversion and preservation indicate that forestry on contiguous
parcels smaller than 40 acres may be difficult unless conditions are
ideal. A larger parcel size of 80-160 acres is likely desirable to make
the logging operation more economical and to reduce the likelihood of
conversion to residential or other uses. Specifically placing prime
forest lands in a forest resource zone, where forestry has priority, can
further protect the forestry resource. Variations on the measures to
support agriculture found in Appendix C may also be applicable to
forestry lands.

Rural Residential Development. In these areas, limiting the overall
amount of area designated for these uses and planning how and where
these developments occur to improve compatibility may be almost as
important as actual density levels. If the development is not
clustered, then densities low enough to avoid the problems associated
with sprawl (less than one unit per ten acres) are recommended.
(Clustering techniques and techniques to preserve rural character are
in Appendix D.) In any event, such development should be directed
into separate zone districts different from true commercial forestry or
agricultural operations. Creating a separate district for rural
residential uses can help resolve conflicts between rural residential
and resource uses. Residential uses can be given priority in urban
and rural residential areas, but be on notice in resource areas that
logging or agricultural uses will be encouraged. A careful study of
existing development patterns, quality of soil, and other conditions
should be made before locating or recognizing existing rural
residential areas,




Special Density Considerations Should Be Given for Future
Urban Areas

An earlier section described the problems associated with the tendency
for higher densities to occur in rural areas at the urban fringe. The
"Martini farm/McMansion" type development can establish a pattern
which: (1) makes it difficult for new or expanded farming operations o
occur, and (2) makes it difficult to expand the UGA, if needed, at a later
point in time.

Equally problematic on the urban side of the line is the treatment of
areas not yet ripe for development, but designated for future urban
development. If "sprawl" densities in befween urban and rural densities
are permitted, a development pattern can occur which will preclude future
development at more efficient densities. The recent Urban Growrh
Managemenr Study: Case Srudies Report, prepared for Oregon’s
Department of Land Conservation and Development, concluded that low
densities in the one to five-acre range presented major problems for future
annexation, extension of urban services and, in general, conversion 1o
more efficient urban patterns. The report notes that the less development
allowed in future urban areas where urban services are absent, the better.
It further notes that "interim land divisions mean the land must be
consolidated in the future for larger scale, more efficient development.
Homes that are sited on five-acre lots exacerbate future subdivision design
problems.” The report recommends that Oregon communities establish a
large minimum lot size of at least ten to 20 acres for areas without urban
services (ECO Northwest). Florida communities have experienced similar
problems where sprawl patterns (which they define as two units per acre
to one unil per ten acres) are established.

Some communities have applied interim zoning which allows an
average density of one unit per five acres with development clustered on 2
portion of the property. The remainder of the property is reserved for
future urban development. This approach allows property owners some
flexibility. However, since the clustered development typically occurs on
septic tanks at lower than desired urban densities, pockets of inefficient
development patterns form, which are not likely to redevelop to higher
densities. To the extent possible, development may be best kept at rural
levels until full urban services are available,




Conclusion

PP he UGA is one of the major tools provided by the GMA for

M shaping where urban development should be encouraged and
where the limits to that development should end, Because the UGA
designations establish the basic type, character, and intensity of
development which can occur on a given property, the decision to locate
the UGAs should be based on a consistent set of criteria. When these
criteria are derived from your community’s growth management goals,
they provide a yardstick to measure whether inclusion of a given arez in
the UGA will help you move toward achievement of your goals. This
manual suggests a number of criteria you may wish to use to help you
mee! the intent of Washington's GMA.

Densities within urban and rural areas should also be assigned in a
way which promotes your growth management objectives for urban and
rural areas. Urban and rural areas serve distinctly different purposes,
UGAs are areas where growth and higher densities should be encouraged
and supported with urban services. By directing growth into urban areas,
resource areas can be conserved and rural areas can be maintained
primarily for resource and other low-intensity uses compatible with rural
uses.

However, setting appropriate densities is only part of the formula for
achieving urban, rural, and resource area goals. A complementary
package of measures will be needed to successfully manage your
community’s growth. Careful attention to how new development fits with
the existing character of urban, rural, and resource areas will be
particularly important for the long-range acceptance and success of your
growth management program.

This guidebook specifically addresses the issues of setting criteria for
establishing urban, rural, and resource areas and densities appropriate for
those areas, The three guidebooks by the Department of Community
Development listed below provide additional guidance for the step-by-step
process of designating UGAs and for determining the size of your UGA:




Glossary

Comprehensive Plan: A legal document adopted by local officials
establishing policies that will guide the future physical development of the
community. It will be used by local officials, planning commissions,
private firms and individuals when making decisions about land use
development or changes, capital improvements programming, and the
enactment of development regulations and related growth management
legislation. Zoning and other development regulations must be consistent
with the comprehensive plan. Periodic update and revision is required to
assure that the plan adequately provides for growth, and reflects
community desire and changed conditions.

Geographic Information Systems: Any system, manual or automated,
capable of organizing, storing, analyzing, and retrieving geographically
related (mapped) information in a useful matter that supports sound
decision making regarding the management of a communities resources.
Increasingly, the term is applied to computerized systems which combine
computerized mapping with automated land use data files.

Infill Development: Development of vacant, skipped-over parcels of land
in otherwise built-up areas. Local governments are showing increasing
interest in infill development as a way of containing energy costs and
limiting costs of extending infrastructure into newly developing areas.
Infill development also provides an attractive alternative to new
development by reducing loss of critical and resource lands to new
development and by focusing on strengthening older neighborhoods.

Infrastructure: Streets, water and sewer lines, and other public facilities
basic and necessary to the functioning of an urban arez.

Land Use Inventory: A study of how land is currently being used within
the community, The study catalogs the types, extent, distribution, and
intensity of the uses or activities found on parcels of land or in spaces
within a building. For example, the land may be used for residential, or
commercial activity. Office, retail, and residential uses may all be found
within different areas of the same building. Knowing what activities
currently occur in different locations in 2 community and the relations
between these different uses or activities is essential information for
planning future land use.

Leap Frog Development: Urban development sited away from the
existing urban area.




Level of Service (LOS) A measure of quality of service, For roads, a
declining letter scale from "A" to "F" is used. For example, the LOS of
highways is caleulated by the methodology contained in the 1985 Highway
Capacity Manual Special Report 209, provided by the Transportation
Research Board. Level "A" is a highway with traffic flowing freely, and
level "F" standards indicates jammed conditions or extensive delay. For
parks, the standard is based on the number of acres of park land the
community wishes to maintain per person or per 1,000 population. Park
standards are published by the National Parks and Recreation Association
and can be used as a reference by local governments,

Local Improvement District (LID): A defined geographical area or
special district set up by ordinance to finance streets, sewers, and other
public improvements that directly benefit properties in the district. The
improvements are paid for by benefitted property owners over a period of
time, usually 10 to 20 years. Procedures for establishing an LID in
Washington are addressed in 35.43 through 35.56 RCW,

Long-Term Commercial Significance: According to Section 3 of the
GMA (36.70.030 RCW), long-term commercial significance includes the
growing capacity, productivity, and soil composition of the land for long-
term commercial production in consideration with the lands proximity to
population arezs and the possibility of more intense use of land.

Minimum Guidelines: The guidelines adopted under WAC 365.190 by
the Department of Community Development to guide and assist in the
classification of agricultural lands, forest lands, mineral lands, and critical
areas.

Parcel: A continuous quantity of land, in single ownership or under
single control, and usually considered a unit for the purposes of
development.

Public Facilities: According to Section 3 of the GMA

(36.70A.030 RCW), public facilities include transportation-related
facilities, water, storm and sanitary sewer systems, parks and recreation
facilities, and schools.

Public Services: According to Section 3 of the GMA,
(36.70A.030 RCW) public services include fire protection and
suppression, law enforcement, public health, education, recreation,
environmental protection, and other governmental services.

Right-of-Way: A recorded right to use or travel over a specified
property. The property can be an area or strip of land, public or private,
Most commonly, it refers to land on which a street, sidewalk, or railroad
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is located. It can also be occupied by utilities, transmission lines, oil or
gas pipelines, drainageways or similar facilities although pathways for
these features are more commonly referred to as easements.

Strip Development: High amounts of intensive development in a linear
pattern located on both sides of an arterial.

Urban Growth Areas (UGAs): Areas which counties designate, in
consultation with cities, where urban growth will be encouraged and
supported with urban levels of services. The urban growth areas are to
include areas and densities sufficient to permit the urban growth that is
projected to occur in the county for the succeeding 20-year period. Urban
growth refers to growth that makes intensive use of land for the location
of buildings, structures, and impermeable surfaces to such a degree as to
be incompatible with the primary use of such land for the protection of
food, other agricultural products or fiber, or the extraction of mineral
TesOuTces.

Urban Growth Boundaries: The boundary or line marking the limit
between the UGAs and other areas such as rural and resource areas where
urban growth is not encouraged, as designated by the county in
consultation with cities, under the requirements of the GMA.

Urban Services: Services, utilities, and facilities historically and typically
provided by cities, which include storm and sanitary sewer systems,
domestic water systems, street cleaning services, fire and police protection
services, public transit services, street improvements such as sidewalks,
curb and gutter and other public utilities associated with urban areas and
normally not associated with nonurban areas. (The difference between the
urban level of service within the UGA and the level of services outside
the urban growth boundary will be established by local comprehensive
plan policies. Typically, densities of two to four units per acre or higher
will require urban levels of facilities and services.)

Urban Sprawl: Scattered, poorly planned urban development that occurs
particularly in urban fringe and rural areas and frequently invades land
importani for environmental and natural resource protection. Urban
sprawl typically manifests itself in one or more of the following patterns:
(1) leap frog development (when new development is sites away from an
existing urban area, bypassing vacant parcels located in or closer to the
urban area that are suitable for development; (2) strip development (when
large amounts of commercial, retail, and often multifamily residential
development are located in a linear pattern along both sides of a major
arterial and, typically, accessing directly onto the arterial; and (3) large
expanses of low-density, single-family dwelling development.

Vested: Property where landowners have the right to proceed with
development.




APPENDIX A

ingle-Family Conversions in Residential Districts from the City of Tumwater Zoning
Code, Chapter 18.42, 1988.
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18.04.545

18.04.545 Shopping center.

“Shopping center” means & group of
retail and service establishments clus-
tered on a contiguous site, designed and
built as 2 unit or organized as 2 unified
and coordinated shopping area. (Prior
code § 18.04.553)

18.04550 Shoreline.

“Shoreline” mezans 2 line determined
by the ordinary high-water mark, as
defined in the Shoreline Management
Act of 1971 as follows:

Ordinary high water mark on all
lakes, streams, and tdal water is that
mark that will be found by examining
the beds and banks and ascertaining
where the presence and action of
waters are so common and usual, and
so long continued in ordinary years, as
to mark upon the soil 2 character dis-
tinct from that of the abutting upland,
in respect 1o vegetation, as that condi~
tion exists on the effective date of this
chapter-or &s it may naturaily change
thersafter; provided, that in any area
where the ordinary high water mark
cannot be found, the ordinary high
water mark adjoining saltwater shall
be the line of mean higher high tide
and the ordinary high water mark
adjoining freshwater shall be the line
of mean high water.

(Or, as shown by markings of water
surface.contaminants on rocks, bulk-
heads, pilings, or other relatively perma-
nent structure or patural feature.) (Prior
code § 18.04.560)

18.04.355 Sign.

*Sign'"" means any visual communica-
tion device, structure or fxuire that is
intendsd 1o aid an establishment in iden-
tifisztion and to advertise and/or pro-
mols @ DUsSINess, Service, acuivity or
intsrest, “Sign" shall not be considered 10
be & buiiding or structural design, but
shall be restricted solely o graphics, sym-
bols or written copy that is meant 10 be
used in the way set forth in this section.
{Prior code § 18.04.363)

18.04.5360 Single-family conversion.

“Single-family conversion” means 2
sslf-contained, independent dwelling
unit, incorporated within an existing
structure that was originally designed for
a single-family dwelling unit or accessory
structure znd will not substantially aiter
the exterior appearance. (Prior code §
18.04.570)

18.04.565 Solar energy system.

A. “Solar energy system’ means any
device or combination of devices or ele-
ments which rely upon direct sunlight as
an energy source, including, but not lim-
ited 10, any substance or device which
collects sunlight for use in:

|. The heating or cooling of a suuc-
ture or building;

2. The heating or pumping of water;

3. Industrial, commercial, or agn-
cultural processes; or

4. The generation of electricity.

B. A solar energy system may be used
for purposes in addition to the collection
of solar energy. These uses include, but
are pot limited to, serving as a structural
member or part of 2 roof of 2 building or




18.42.010

Chaprer 18.42

GENERAL LAND USE

REGULATIONS
Sections:

18.42.010  Single-family
conversions in
residental districts.

18.42.020  Height regulations—
Exceptions.

18.42.030 Home occupations.

18.42.010 Single-family conversions
in residential districts.

Iz is the specific purpose and intant of
allowing single-family conversions
within all residential districts 1o provide
the popportunity and encouragement for
the development of small rental housing
units designed, in particular, to mest the
special housing needs of single persons
and coupies of low and moderate
incomes, both voung and old, and of rela-
uves of families presently living in Tum-
water Furthermore, it is the purpose and
imtent of this provision 1o allow the mors
sfficient use of Tumwater's existing stock
of dwellings and accessory buildings to
provide economic support for present
resident famiiies of limited income, and
10 protect and praserve property values,
To help achieve these gozls and tg pro-
mote the other objectives of this ttle, the
following specific standards are set forth
for such accessory 2partment uses:

A. There shall be no more than one
single-family conversion per lot.

B. The owner of the subject property
upon which the single-family conversion
15 located shall ococupy at least one of the
dwelling units on the premises.

C. The house to which an accessory
unit 15 10 be added musr have been
owner-occupied for the twelve celendar
months prceding the date of the applica-
uon.

D. Single-family conversions may
only be insialled wathin existing struc-
tures, whether primary or accessory
structures, subject o the followang condi-
tions:

\. The principal and atiached
accessory -structures have at least two
thousand square feet of gross floor area:

2. Whereall structures are at [east two
vears old;

3. Where no additconal fioor area has
besn added in the precading two vears;
and

4. No addituons to the exisung floor
ares are necessary as a part of the conver-
S1010.

E. The zccessory zpartment conver-
sion will require an additional parking
space 1o total three off-strest parking
stalls for the combined two-family struc-
Ture,

F. Only one entrance 10 the house
shall be visible from the front yard and
thers shall be no external evidence af
occupancy by more than one family.

Q. Toensure that the accessory unit is
clearlvsecondary 1o the primary dwelling
unit. the floor arez for the aparment
shzil in no case excesd twenty-fve per-
cent of the arez of the principal and
anached accessory struciures in which it
is located and shall contain no more than
two bedrooms.

H. All conversions shall conform to
the Uniform Building Code and all other
applicable codes 2nd ordinances, (Prior
code § 18.40.010)




Appendix B: Guidelines to Assure High Density Development
Enhances Community Character

James W. Wentling and Lloyd W. Bookout, ed. Density by Design, Urban Land Institute (ULD),
Washington, D.C., 1988 (Excerpts reprinted with permission of ULI. Duplication by photocopy or
any other means of these pages is prohibited without further permission of ULI, 625 Indiana Ave.
N.W., Washington, D.C., 20004-2930. Phone number (202) 624-7040. Fax number

(202) 624-7140).

Residential Design Guidelines. San Francisco Planning Department, 1989 (Excerpts reprinted with
permission of the City of San Francisco).
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M The wider lots mean that more of
the house is exposed to the street,
making it appear larger than il really
is while reducing the prominence of
ihe garage. The garage is camou-
flaged further by recessing it into the
structure of the house or by placing a
bedroom above i,

BARCELONA IN WESTPARK

IRVINE, CALIFORNIA
Arthur C. Danielian

uration is @ recent variation of

the zero-lot-line concept. Wide-
lot homes actually are modern ver-
sions—set on smaller lots—of the
single-family housing that was devel-
oped throughout the United States
shortly after World War 1],

The “wide-lot single® provides a
viable solution to the problem of de-
tached housing that is affordable,
especially for young families in
areas where high land costs prevail.
These hames offer the conventional
gingle-Tamily style desired by s0

The wide-and-shallow-lat config-

Arthur C. Danselian, FAIA & prest
gent of Danteltan Associates, an arche-
ctural and planning form in freine,

California, that has beew aclive in o
wide range of profects with mafor em
phasis on residential designs and land
planning services. The firm has re-
ceived numerous design awards
Danielian is past chairman of the No-
honal 4[4 Housing Commiltes and
serves om u Besidentinl Development
Council of the (rban Land Institute.

many Americans,; with higher dens
ties made more acceptable through
innovative planning that provides
more usable vard space and in-
creased privacy on a smaller lon

The wide-lot concept calls for
frontages ranging from 80 to 70 feet,
with depths from 55 to 80 feet. Den-
sity yields generally range from six
to eight units per acre. In contrast
fo the more frequently used zerg-
lot-line homes on narrow, deep lots,
the wide-lol concept provides a
more impressive and attractive ap-
pearance from the street at approxi-
mately the same density This was a
pnmary objective in developing the
Barcelona project in Westpark, one
of the first wide-lot projects in the
United States,

DEVELOPMENT STRATEGY

Barcelona in Westpark is an inte-
gra! component of the master
planned community (or “village") of
Westpark, located in the city of I
vine. Westpark includes 833 acres,

ks Rors




with more than 4 300 residential
umits in zpproximately 12 product
types. When compieted in 1882, the
project is anticipated to have 12,000
residents.

With raw land costs approaching
$500,000 per acre, density yield be-
came an important factor in plan-
ning and determining the product
for Westpark: The wide-lot concept
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af Barcelona allowed increased den-
sities with lote that were substan-
tially wider (57 feel, s opposed to
40 to 50 feet) than those of compet-
ing detached housing programs in
Westpark The resulting increase in
aesthetic appeal significantly
boosted the marketing advantages
for Barcelonas developer, the Bren

Company.

LOT DIAGRAM

M High {and costs in Irvine's new-
est village of Westpark, combined
with a strong market demand lor de-
tached houses, led to this wide-lot
concept that attained 7.8 units per
acre on 2 19.3-acre site. Althoogh
lots generally are 57 feet wide by 55
teet deep and total jus! over 3,100
square feel, the streel view suggests
that both the house and lot are larger.
The wider lof makes the garage less

rominent than il would be with the

ical 45-foot-wide zero-lol-line

house, and it allows for a stronger,
more traditional street elevation. The
trade-off is a shallow back yard {only
30 feel between some back-to-back
units) and slightly increased infra-
structure costs that added about
$1,500 to the cost of each house in
the Barcelona project.

A comprehensive commrunity
design guideline provided by the
Irvine Company (Wastpark’ devel-
aper) also affected development
plans. [t established the contempo-
rary Mediterrangan motif, as well as
the overall landscape and signage
themes




|

A

&

(A

i

L

From Duplexes to...

win houses, or duplexes, generally were mirror images of each

other with a common structural wall. Connecting two homes

both economized on the cost of construction and increased the
neighborhood density Duplexes still can be found in various forms and
sizes, from rural farmhouses to fashionable streetcar subdivisions.
Most often they were used as a type of affordable housing.

-..£ERO-LOT-LINES

The twin home with its common parfy wall may well have inspired
todays zero-lot-line housing. For the cost of one additional blank wall,
these units assume the status of detached housing, which capitalizes
on & private side vard orientation.

A S
TWIN HOMFENDLIPLEX ZERO-LOT-LINE HOUSE

. cenneciing two nomes both
egtonomired on the cost of
canstruction 2nd increased the
neighborkaed gensity.”

£ Al comparable densities, the zero-
lot-line house is & popular alternative
to twin homes when a strong demand
for detached houses exists, along
with high land costs.




...ANGLED Z-L0TS

With the increasing popularity of narrow zero-lot homes, the angled
Z-lot concept evolved to lessen the impact of closely spaced homes on
the street. Of particular concern was the eyesore produced by two-car
garages on 50-foot-wide lots dominating the street scene. The Z-lot
concept rotates the home 45 degrees from its traditional perpendicu-
lar relationship to the street and jogs the lot lines to suggest a 2
configuration.

The Z-lot 15 being used to achieve densities of seven to 10 units per
acre, similar to standard zero-lot-line homes. The primary design prin-
cipie behind rotating the house is that the garage can be alternated B This Z-Jot variafiun of the zefo-iot-
for visual appeal and variety Other benefits can include a reduction in  line concepl is intended to reduce the
the length of windowless walls, an increased perception of rear yard ﬁmﬂﬁﬁmﬁ:ﬁm;
width, and an extended site distance line (through the house and into  appeal.

the rear yard) upon entering the front door

...ZIPPER LOTS

Another recent variation of the zero-lot-line home is the zipper lot.
In this lotting approach, the rear lot line jogs back and forth to vary
the depth of the rear yard and to concentrate usable open space on
the side of the lot. The other side of the lot is shallow and is located
against the blank wall (usually a garage wall) of an adjacent house,

With lot widths around 60 feet on the street frontage, zipper lots can E Zipper-lot houses are placed on
. wider lots, Typically, only garages

make the houses look larger than they actually are, and can minimize  are gcated on lot lines.

the visual impact of the garage on the streetscape. But because the

lot pinches in at the rear and is fairly shallow, lot sizes can be kept 1o

3,000 square feet. Densities approaching 10 units per acre

are possible.

...ALTERNATE-WIDTH LOTS

With alternate-width lots, narrow and wide lots are combined along
a curvilinear street to offer a varied streetscape. An almost countless
mumber of combinations of unit plans and lot shapes and sizes can be
created. The assortment of lot sizes 2lso permits houses to be turned

E The altermate-width lot aliows
variety in the streetscape and in unit
on the lots and thus can further vary the streetscape. As with most plans.
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W While the typical twin home fea-
tured side-by-side entries, froni
doors are separated in contemporary
manor homes to individualize units.

other small-lot, single-family detached programs, alternate-width lots
depend on site plans being highly integrated with unit floor plans.

...MANOR HOMES

Another descendant of the side-by-side twin or duplex currently
gaining favor may be called the “disguised twin,” or manor home,
which purposely assumes characteristics to negate a mirror image and
to appear instead as & larger single-family home. Tb accomplish this,
several techniques are being pursued, including stacking units ver-
tically, horizontally, back-to-back, and side-by-side. One primary goal is
to allow for the popular single-level floor plan.

Manor homes typically are designed with two to four units per
building and afford densities of around eight units per acre. A unit
generally contains 800 to 1,600 square feet. Special care is needed to
resolve the entry elevation, garage elements, and exterior deck/patio
grientation.

Manor home garages may be separated or pulled apart to avwid &
wall of doors, If double garages are used, one pair can be rotated 90
degrees toward the other to form an entrance court. Direct access
from the garage to the entry foyer is appropriate from a marketing
standpoint. Front door entrances can also be separated and placed at
alternate front/side elevations for privacy and individuality: The curb
view, however, should present & grand unified appearance of single-
family residences.

With interior spaces, the upper/lower unit differential needs to be
addressed. Appropriate for certain markets may be a nine- or 10-foot
ceiling at the lower level with volume ceilings or lofts on the second
level. Stepping the building envelope back vertically may also open up
some lower-level rooms, allowing them to have wolume space or sky-
lights. Properly designed, both upper and lower units will appeal to
different markets and help to balance demand.




willin the efifcrent site fayoul
allowed by a grid streel pattern, den-
sifies of 30 to 40 units per acre were
commanplace.’

From Townhouses {o...

or centuries the townhouse has provided affordable housing for
urban dwellers. Within the eificient site lavout allowed by a grid
streel pattern, densities of 30 to 40 units per acre were com-

monplace. To reestablish the townhouse concept in & nongrid subdivi:

sion, however, the building form and site plan concept must be ana- TOWNHOUSES

Ivzed anew

...ATTACHED SINGLES

The basically linear configuration of urban townhouses can bhe
broken into “attached singles” for suburban sites. The attached singles
coneept individualizes units through & variety of technigues to estab-
lish an image of detached housing. These principles work best on two-.

three-. and four-unit buildings, but may aiso be applied to six- and ATTACHED SINGLE
eight-unit buildings. £ Attached singles assume a less
Attached singles are generally sited at a density of seven to 10 u finear configurstion than traditional
' 2 § : density of seven to 10 umts o o oe while achieving a subur-
per acre, with units ranging (n size from 900 to 1 800 square feet ban density of 10 units per acre.
46




B From the street elevation, attached
singles strive for 2 single-family
detached appearance.

M Separating the entrance of one
house from the entrance to the adja-
cent house creates the image of a de-
tached house.

& Grade changes and roofline
variety are lechnigues used lo
promote unit identity,

There is an obvious trade-off between unit differentiation and density,
whereby closely spaced linear buildings and parking can achieve den-
sities of around 20 units per acre. Attached singles are especially
suited to difficult sites where clustering and grade changes are

often required.

In terms of site planning objectives, common wall length can be
minimized by stiding units back or pushing them forward on the site.
This works particularly well in three-plex and four-plex buildings,
where & landscaped courtyard can result, becoming a central focus
An additional goal is to increase the overall linear footage of exterior
walls for windows, affording more views and natural light for interior
TOQIIS.

(ther site plan techniques may allow units to turn a corner if the
street layout permits, with entries and orientations shifted 80 degrees.
This technique successfully presents a separate unit facade from each
front elevation

Juxtaposing one-story with two-story units will vary rooflines dra-
matically and further emphasize individual units. Varying floor eleva-
tions at the party wall between units will also help to define the units
while accommodating natural differences in the topography.




Garages. if provided. can be grouped so that the party wall is moved
forward, giving more privacy to the front entrance area. This also
nelps minimize pavement area off the street and concentrates parking
areas,

In the internal design of attached singles, it is particularly impor-
tant to orient features that face the outdoors, such as windows and
decks. so that privacy is safeguarded. The construction cost of units
will probably fall somewhere below that of detached singles but above
that of townhomes, due to the Individual articulation of each unit.

...COACH HOMES

A second popular descendant of the rowhouse is the coach home,
which combines interior townhouse units with stacked flats at the
ends of the building. This building hybrid allows density to increase
while maximizing the open space exposure to four units at the ends of
the building instead of the standard two units,

M To achieve higher densities, coach
" i E—— homes use the townhouse mode! but
%r add stacked fiats at the ends of the

e e —*

TOWNHOUSES

COACH HOMES
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...oTACKED TOWNHOUSES

The popularity of living on one level also has advanced & hybrid
style of townhome that combines the familiar two-leve! townhouse
stacked over a single-level flat, With appropriate topography, this plan
may be extended to include two levels down and two levels up; all
units would share 2 common entry level.

A prime concern of the stacked townhouse is vertical circulation.
The use of several techniques can achieve a graceful entrance to the
upper level, A private interior staircase from a grade-leve] entry poreh
to the second-level unit is favored. Other plans for the second-level
unit include a partially elevated front door with 50 percent of the rise
from an exterior landscaped design and the balance internalized. In
both cases, the lower-level unit needs a graceful, individualized
entrance as well,

i W Density can be increased by stack-
ing a conventional townhouse over 3
single-level flal.
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TYPICAL SITE PLAN

B The townhouse mews is created by
placing two rows of townhouses
front-to-front, or, in this example,
back-to-back, with a commaon drive-
way located in between. Deck areas
are located behind the units with
some extending over the driveway.

... TOWNHOUSE MEWS

In both urban and suburban settings, linear rownhouses can be or-
ganized n palrs to constitute new building types for increased density
Townhouses may be sited front-to-front or back-to-back to concentrate
entrances along an open space.

The back-to-back grouping of open space is a variation of the urban
prototype. The essence of urben townhomes is found in tight rear
vards separated by screens for privacy. The concentration of front-to-
front entryways may be more suitable to tight infill sites, where rear
building areas are needed for automobile access and garage
placements.

The townhouse mews concept has been successfully applied in both
urban and suburban settings. Because relatively high densities can be
achieved, the product works well on small urban infill parcels. It also
works well on larger suburban parcels, where higher densities and at-
tached garages are concurrent objectives.

TYFICAL SECTION




WHITMAN POND

WEYMOUTH, MASSACHUSETTS

Paul J. Carroll

n & market with a2 surplus of

larger and older attached hous-

ing, Whitman Pond Village effec-
tivaly demonstrates how appropriate
tdesign and planning can mitigate
the disadvantages traditionally as-
sociated with higher-density pro-

Poul oJf Carroll, AfA 5 head of Frud
Carroll Assocuates based i Boston,
Massachussiis. His design proctice in-
cludes commercial and qffice budldings
shopping cenlers; health care facilities,
and lerge-scale residential profects
Carroll is g membsr of the Nationa!
AlA Housing and Codes Commitless.

grams. A townhouse community of
11 seven-unit clusters on six acres,
Whitman Pond Village emplovs open
interior planning to create an illu-
sion of space, making each unit
seem larger than its 680 to 300
square feel. To further diminish the
impression of density and o pro-
mote socializing among neighbors,
sach cluster shares an entrance
courtyard And although the units
are small in comparison to other at-
tached housing in the area. high-
quality construction and materials
give them the substantial character

that encouraged many renters 1o be-

come Arsi-time homeowners

¢ Instead of plotting these town-
houses in a finear paftern, the
archilect grouped them inlo compacl
clusters that measure only 90 feet in
length; thus, road and utility cosis
are reduced. The clusters also permil
at least five ol the seven units to
have more than two exposures o the
outdoors.

TYPICAL SEVEN-UNIT CLUSTER

LA




TYPICAL SITE PLANS

ST. PHILIP STREET SITE

L L -

be urlikely candidates for privite
redevelopment,; they had to have all
utilities readily avallable; they had
to be for sale (the Authority did not
want to use condemnation as a
means of acquisition, even though it
had the power to do so); and they
had to be small enough so that
dwelling units wouid not be concen-
trated in any one location. Five of
the sites were within the boundaries
of the historic district; the other
three were in nearby areas belng
considered as additions to the dis-
trict. The number of units per site
ranged from two to 18, with an aver-
age density of about 12 units to

an acre.

DESIGN REQUIREMENTS

The development was funded by a
loan through the Department of
Housing and Urban Development;
therefore, HUD guidelines regarding
site selection and local building
standards were to prevail In addi-
tion, the Housing Authority and the
city architect suggested thal the de-
signs reflect careful consideration of
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AMHERST STREET SITE

the existing fabric, the adjacent
structures, and the general strest-
scape of the area for each new
development.

The sites themselves imposad
certain restrictions on the design
typical Charleston lots are only 25
to 30 feet wide and about 120 feet
deep. However, depth can vary from
100 to 200 feet. These narrow lots
are & product of the early 15th cen-
tury practices of taxing based on
the amount of street frontage

Because most of the sites were in
the historic area, the standards es
tablished by the cityt Board of Ad-
justment and Board of Architectural
Review, as well as standards set by
the State Archives Commission and
the Presidents Advisory Couneil on
Historic Preservation, had to be
met, and each agency had the right
to review the design.

Aside from the specific technical
or historic standards to be satisfied,
the attitudes and prejudices of the
neighborhoods, all of which were
based upon existing public housing
examples, had to be (vercome. This
was the most difficult task to be

MARION STREET SITE

MW The 67 units of the project are lo-
cated on eight sites in and around the
historic disirict of Charleston, South
Carolina. Typical lots in the historic
area are 25 to 30 feet wide and about
120 feel deep (but can range from
100 to 200 feet deep). The eight sites
varied widely in size, depending on
the number ol lots that could be com-
bined, but the side house profotype
proved lexible enough o work well
under all conditions,

faced by the Housing Authority and
the architect. That it was accom-
plished is testimony to the tenacity
of the Board of Architectural Review
members and the elected city offi-
cials who addressed a constant bar-
rage of criticism from their con-
stituents.

THE SOLUTION

Because of the myriad of stan-
dards, the numerous agencies em:
powered Lo review and pass upon




TWO- AND THREE-
BEDROOM DUPLEX

ONE-BEDROOM DUPLEX

SECOND FLOOR

Designed for low- and mederate-
income families, lloor plans range
from 659 square feet lor one-bedroom/
one-bath units 1o 1,273 square feet
for three-bedroom/two-bath units.
Units are arranged either in the tradi-
tional stacked-fiat pattemn (shown
hete in the one-bedroom duplex plan)
or in @ two-story design (as shown in
the two- and three-bedroom duplex).
Qutside the historic area several four-
bedroom onits were buill.

33




W Density and land efficiency in-
crease when resident parking is
placed underground, below the build-
ing. Often, visitor parking is still pro-
vided in 2 surface lot with at-grade
access to the building's main
entrange.

SURFACE PARKING UNDERGROUND PARKING WITH
COURTYARD BUILDING ENTRANCE

2

2 g g 1 L |
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SURFACE PARKING PLATFORM PARKING WITH

CENTRAL COURTYARD
Higher densities can be achieved
by placing parking beneath a court- -
yard platform. The courtyard also of- [n many cases, the substructure parking is single-level in nature

fers 2 valuable open space amenity. with direct access to the surrounding grade. Topographic differences
mav allow two parking levels. both accessible from natural grade leve]
at different points on the site. The shape of the parking bays will play
a major role in the building configuration above them. Many decked
mid-rise buildings are rectangular shapes, approximately 65 feet wide,
which corresponds to the double-loaded parking below In other cases,
the parking roof deck may form a platform atop which is the first floor
of the building and the open courtyard.

Both vehicular, pedestrian, and visitor circulation becomes complex
in mid- and high-rise buildings. The convenience of covered parking
with direct internal access to elevators is a marketing benefit that
generally justifies cost premiums, Some cutside visitor parking at
ground level must also be provided, along with a comprehensible vis-
itors entrance to the building.




With the platform parking concept, an elevator lobby can be in-
cluded at the parking level with a minimum loss of parking spaces. For
courtyvard mid-rise buildings, a gracious, landscaped stairway from the
niatural ground level may provide access to the common, central area,

...TERRACED BUILDINGS

The unit plan forms the basic building block or shape of the mid-

With the i hic condi-
and nigh-rise building, There may be hundreds of units with the same tﬂms. Wo t,.,g?: mp 'ﬂﬁg can bgl

provided with each level having its

unit plan within the building. Therefore, a meticulously developed own at-grade enfrance,

layaut |s essential.

Often the building layout can be changed vertically. By dropping off
units from the ends of 2 building & terraced ffect can be achieved.
This will allow bulky structures to decrease in size as they increase in
hieight. Further, the roof of a unit may then become the outdoor ter-
race for one above.

...ARTICULATED BUILDINGS

In mid-rise buildings, the structures image is probably less signifi-
cant to the resident than in lower-density housing. Howsver, manv di-
rections are being pursued in terms of design. One general trend is to-
ward articulated building forms.
it may be argued that lower-scale mid-rise buildings were developed
to bridge the gap between traditional low-density suburban housing
and high-rise towers, which often are perceived as institutional and
somewhat sterile bulldings. By keeping the bullding height to five or
six stories and by introducing low-rise symbols like gables, sloped
roofs, chimneys, balconies, and other elements, a design team can
create 2 more friendly image that appeals to the middle-income mar-
ket—the market most likely to be targeted for infill and medium-
density housing.
E The contemporary mid-rise build-
ing is breaking away from its former
rectangular box image with the use of

more articulated building forms such
as terracing and varied roofiines.




- . - TERRACED BUILDING

M The limited street frontage pre-
sented a design challenge; the build-
ing had to be |arge enough to accom-
modate a variety of functions while
nof so large that It would overpower
ather buildings in the neighborhood.
it is weighted to the rear of the site,
terraced to reduce its scale, and
sheathed in cedar shingles to biend
with the wooded setting.
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CRANE PLACE

SENIOR CITIZEN HOUSING

MENLO PARK, CALIFORNIA

Robert T. Steinberg

rane Place, a mid-rise apart-
C ment complex for senior cit-

izens in Menlo Park, Califor-
nia, is located on an irregularly
shaped site in an affluent neighbar-
hood adjacent to the downtown
area. Although the project looks
neither dense nor subsidized, it is
both: 83 studio and one-bedroom
units and communal facilities are
situated on slightly less than a sin-
gle acre, with construction and op-
erating costs federally subsidized
through HUDS now-expired Section

Robert T Stewnberg, AIA, is president
and chief exsculive gfficer of The Stein-
berg Group, architects, in San Jbse,
California. He s a member of the Na-
tional AlA Housing Commities

§ program. Residents pav 30 Percent
of their gross income and govern-
ment subsidies make up the differ-

ence, up to designated market rates. -

The entire project is planned
around a eentral courtyard to maxi-
mize light and air, provide views,
and offer opportunities for outdoor
activity in a controlled, secure envi-
ronment particularly appealing to
senior citizen residents.

DEVELOPMENT STRATEGY

With an extreme shortage in the
area of housing for the elderly, de-
mand for such apartments was not
an issue In formulating 2 develop-
ment strategy; instead, the major
challenge was to locate and acquire
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Section I
Neighborhood Character

What is the "Neighborhood"?

In assessing whether the visoal appearance of 2 new building or expansion of an existing
once consarves the existing neighborhood character, neighborhood is considered at two
levels:

. The immediate context. Here the concemn Is how the bullding relates
lo its adjacent buildings (or, in the case of an enlargement how the
addition relates to the existing structure) and how the form of the new
or enlarged building impacts the adjacent buildings.

»  Thebroader context. Here the concern is how the building relates to
the visual character and scale created by the coliection of other
bulidings in the general vicinity. The buildings on both sides of the
sireet in which the project is located are particularly relevant.

The application requirements for new construction and alterations subject to the intefim
controls (Depariment of City Planning, November 1988) include, on p. 15, photographs
of cenain buildings which provide the context of the new or expanded buildings at the
two levels described above. 1t is compatibility with the character of those buildings that
is the primary focus of these guidelines.

What is the "Block-Face"?

The block-face is the row of front facades, facing the street, for the length of one
block.
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Respect or Improve Upon the Context: Flexibility in Design

In cenzin neighborhoods, the visual character will be so clearly defined that there is
relatively little flexibility to deviate from established pattems. However, inthe majorily
of cases there will be greater leeway in design options.

Building pattemns and rhythms which help define the visual characler should be
respected. A streetmay have a patiern and & rhythm which unify the rows of buildings
on either side. A sudden change in this patlem, an over-sized bay window or a blank
facade among more detailed ones, for example, can appear disruptive and visuzally
jarming.

In many areas, architectural styles are mixed or significant demolition and redevelop-
ment have already occurred. Other neighborhoods show little visual characler and scem
to be awaiting bener definition. Here, design should go beyond compatibility with the
existing context; it should take the opportunity to help define 2 desired future visual
character for a place.

The following discussion is intended to help idemify the restrictions and opportunitics
presented by a particular neighborhood context and to understand the degree of design
flexibility thar exists.




Residential Deslgn Guidelines

Clearly Defined Visual Character

On some block-faces. existing building patterns and architectural styles will stnctly
deline the options for new development. A predominant visual character is clear m |he
strong repetition of forms and building rypes in the drawing below.

A small deviation in this neighborhood pantern wouid draw a grear deal of attention 10
# new siructure — attention that is damaging to the existing street characteras shown

below.

DISRUFPTIVE

!S



Resldential Design Guidelines

1 Siting
’ Location of 2 project site, and its topography.
. Setback of the building from the front property line.
- Rear Yard i.e. the setback of the building from the rear property linc,
. Spacing between buildings and lightwells.

gy  Building Envelope
. Roofline and profile the building makes against the sky.
. Volume and Mass as expressed by the visible facades.

. Dimensions of the elements which make up the building's facades.
. Proportions of the building, and of the elements of its facade.

|1 Texture and Detailing

. Materials and Celors used to finish the surface of the building.
. Ornamentation used, including the amount, quality, and placement.
H Openings

- Entryways - The pedestrian entries into the buildings.
. Windows - How they are anticulated and used in the facade.
. Garage Doors - The vehicular entries into the building.

@ Landscaping

For each of the six design elements, the following discussion presents:
* A broad definition of the design element.

* A seres of questions highlighting the major design issues under each clement.

*  Guidelines 1o follow for ensuring design compatibiliry.




B Siting

Thie 1opography znd location of the project lot and the position of the bullding on that
site guide the mos!t basic decisions about design. The Location, Front Setbacks, Rear
Yards and Side Spacings will be panicularly important to the adjacent neighbors and
for maimtaining or creating thythm along the block-face, and mainaining -2 sense of
common opcn space in the interior of the block.

Location Locstion refers both to the topography ol the site (isiton
2 hill, in 2 valley, or along 2 slope?) and 10 its position
in relation Lo other buildings and significant urban lca-
lures,

a Does the site draw anention to irself because
of its topography or position on the block?

» Will the project be competing for attention with
neighbaring struciures?

Respect the Topography of the Site

New huildings should not disrcgard or significantly alier the existing topography of 2
site. The context should guide the manner in which new structures fitinto the sireetscape,
panicularly along slopes and on hills.

Harmonious

Nolc how all buildings on this streel respect the
slope toward (he street and the slope up the hill

Disruptive

The insensitive response o the sloping sitc is clear
in liow the subject building is set back from the
strect, and how its facade and its garage cniry
overwheim the adiacent buildings.

I2
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Setbacks Building setbacks arc the distance between the struc-
ture’s edges and the front propenty lines. The pattiemn of
setbacks helps establish 2 rhythm 1o the block-face and
provides a transition between the public sidewalk space
and the privacy of the building.

8 s there an existing pattern of building setbacks?

& Whar effect will changing this patiera have?

® Do the proposed setbacks create new building
corners along the block-face?

Respect Setback Patterns

A scthack that goes against the established patiern will be disruptive to neighborhood
character.

DISRUPTIVE
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Rear Yards Rear yards arc the spaces between the back of the build-
ing and the rear propenty line. Inadditon to serving the
residencesto which they ars antached, theyare ina sense
public in that they contribute to the interior block open
space which is shared visually by zll residents of the
block.

& |5 there a panerp of rear yard depths creating
a common open space?
= Wil changing this pattern have a neganve effect?
®  Are lioht and air 1o adjocent properties signifi-
cantly diminished?

Respect Rear Yard Patterns and Adjacent Buildings
Intrusions into the rear yard, even though permitted by the Planning Code, may not be

appropriate if they fail to respect the mid-block open space and reduce adverse impacts
on adjacent buildings.

A onc-story rcar addition is likely 1o have less impact on the common open space than
2 iwo siory addition, partcularly if the rear yards have high. solid fences. Side setbacks
also lessen impact
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Finish the Rear Facade and Visible Sides of the Building

The rear of the building. and the visible sides, whilc not as public as the front of the
building, stll is in view of neighboring propernics and oflen, depending on topography,
of those far beyond. This facade should also be compatible with the characier of it
neighborhood, The exposed siding of 2 rear extension should be architecturally finished
because of its visual impact on adjzcent properties.

DISRUPTIVE

X

Side Spacing Spacings arc the separations, existing or perceived,
between buildings. Side or “notch-backs™ between
buildings help 1o underscore the separate nature of cach
unit and set up a characteristic rhythm o the sireciscape
composition.

%
® s there a pattern of side spacing between the
ines?
» Wil changing this pattern have a negative effect?
Can a nogative impact be minimized by changing
the desiga?
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Respect Spacing Pattern

As with setbacks, a poorly designed notch-back between buildings can strongly impact
the neighboring buildings as well as be visually disruptive.

Proposed projects should respect the existing pat-
tern of spacings between buildings.

Incorperate "Good Neighbor” Gestures

Oftena small set back or notch can prevent blockage of a neighbors window or light weil,
or u sligh! reduction in heighl can avoid blockage of a view. These kinds of “good
neighbor”™ gestures should be incorporated into the design

 PROVIDES SPACE AND

DEAWING BEY AUlm SITECEL v ARWOLD LESMEN. 414
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Bl Building Envelope

The building envelope refers to the exterior elements of a structure — the roof, the front,

rear and side facades and other projecting elemenis such as bays, overhangs al

balconies. The actual envelope of 2 building, within the maximum envelope established

by the Planning and Building Codes, should be compatible with the envelopes of
surrounding buildings. This section focuses specifically on two aspects of the building

envelope which are crucial for compatible design — the Roofline and the appearance of -
Volume and Mass.

Roofline The roofline refers to the profile of the building agaitist
the sky.

8 [rthere an identifiable pattern to the rooflines of
buildings on the blociface?

. Whar choices are there to respand ta this pattern?

®  Can the impact of unaveidahle disruptions to the
pattern be lessened?

Respect Roofline Patterns

In general, 2 strongrepetition of consistent rooflines calls for similar design fornew con-
struction,

DISRUPTIVE DISRUFTIVE

V4 N

Broad patterns may not be apparent unless the entire block-face is considered.
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Minimize the Impact of Inconsistent
Building Rooflines

The impact of inconsisient building forms should
be responded 1o creatively,

There is likely 1o be more than one way to address
2 complex patem of roollines. While the design
may respand more specifically 1o one patiem over

another, picking upon scveral pattcms may helpto
tic the strectscape composition together.

When the inconsistency results from the new
building being taller than adjacent buildings, sei-
ting the raller element back from the street through
a set-back at the prevailing strest wall height may
be pecessary. Comer buildings may require sei-
backs on foth frontages,

Volume and Mass  Volumes arc the three dimensional forms of the build-
ing. Mass is created by their spatial amangements and
surface treatments. Together they define & building's
bulk, weight, and depth. The appearance of volume and
mass, inflocnces how people perceive 2 building as they
pass by. San Francisco has 2 wradition of buildings
which cxhibil 2 strong sensc of volume and mass:
facadestend 1o have sculptural, three dimensional quali-
lics and the buildings themsclves scem 10 be solidly
rooted to the ground.

& Have the elements which coniribute to the feeling of
volume and mass along the block-face been
identificd?

s Can the appearance of compatible volume and
mass be created in the new structure with fucwle
articulation and ornamcniation?

Compatibility of Volume and Mass
“The volumc and mass of 3 new building or an addition 1o an existing one should be com-

ratihle with that of surrounding buildings. Comer buildings tend 1o show mass and
volume more clearly than mid-block buildings and therefore need special anention.

68
—



EX Scale
The seale ol a building i ns perecived size relative to the size of its clements and 1o the
size of clements in neighboring buildings. The scale of any new building or building

alteration should be compatible with that of ncighboring buildings. To assess compati-
hility, the dimensions and proponions of neighboring buildings should be cxamined.

Dimensions Dimensions arc measures of length, width and height.

®  Daes the building seem under or oversized in
relationship 10 the buildings around it?

e Do certain elements of the building seem to be the
wrong size in relation to other paris?

» Can the dimensions of the project be adjusied to
relate better to the surrounding buildings?

Respect the Scale of the Neighborhood
1 a building ix actually larger than its neighbors, it can ofien be made to look smaller by

tacade amiculations and sctbacks.  IT nothing helps it may be necessary 10 reduce the
aciual siee of i building,

Huildings may be compatible with their
suropdings in terms of proponions, but
still e out of scale. Building #3 is 100

Biigde mud howr widde, I—, ﬂ

Axan e example above. butlding #3 is

Bugser iz it perelibxors ot it is jn scale

witl then) becase the width of the Facade b D
has been hoken up and the beight bas O [ D

been reduoesd, O




[l Texture and Detailing

Texture refers to the visual surface characteristics and appearance of the building Mfacade.
Detailing refers to the manner in which building pans are put together. The texture anx
detailing of 2 building's facade ofien have the strongest impacts on how people perceive
a new structure and, therefore, on their sense of the characier of the neighborhoad. “1The
usc of Materials and the degree of Ornamentation give the building its 1exture.

Exterior Materials  Esterdor materials arc the architeetural finishes used on
the visible, exterior pans of the building.

® Do the building materials camplement those usedin
ihe sumounding area? Is the qualily of the materials
comparable o that of other nearby buildings?

n  Could the materials be finished in 2 way thal would
improve their appearance?

Use Compatible Materials
As with other design elements, the surmounding conlext provides the cues for the chinice

of materials. Forexample, 2n unpainted shingled building, would not fitin well inamw
of paintced stucco homes.
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B Openings

Typically openings in 2 building — Doarways, Windows and Garage Doors —niake
up the largest and most distinctive elements of a building"s facades. While these featunes
have been considered under each of the previous four Design Elements, Ii:r:y arc
highlighted separately here for clarity of presentation.

Entryways Entryways refcr (o thie pedestrian, as opposed 10 vehicu-
lar, entries into the building. They comprise doorways,
parchcs, stairs, and otherclements thal contribute to e
sense of arrival inlo the building,

= Aretheproject' sdoorways compatible in size inpor-
tance gnd delails with those around them?

s Has g possible existing pattern of stairways been
identified?

s Does the project respond o this pattern or does i1
ignore it?

& Are the neighboring doorways plain, ornate,
prominent, hidden...?

Respect Stairway Pattern; Position and Level of Entry

Doorways should be designed to be consisient with the surmounding cntrics. In a
neighborhiood where the predominant patiern is of stairways located on ane side of the
building, ignoring this pattern could be disruptive.. Where symmetry or asymmetry hus
become an imponant ingredient of a building group, the goal is 1o respect it and resprind
scnsitively 10 L

oool |ooa{ [oogf |oogl

Bl

Similarly, 2 ground level eniry in a row of struciures —J

with raised entfics could interrupt an Imponant .

paticm. J IF
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Garage Doors This refers to the auto entry to the building - the dox
theirarchitectural frame and the driveway, Thisclem
occupies a major portion of the ground Noor of a bui
ing on the typical 25 feet wide lot, and, thercfore, |
major impact on the pedestrian perception of the bui
ing.

®  Dpes the proposed parage doorway fit in w:m
design of the rest of the projeci?

s s the scale of the garage door compatible with
adjacent garage doors?

&  Can the visual dominance of the door be reduce.

= Can its visual appearance be improved?

Compatibility of Garage Entry

The design of the garage door shouid be compatible with the
scale of the building and other surrounding buildings on the
block. 1t should create visual interest and should be opaque
s0 the pariked vehicle cannot be viewed from the strecl

Minimize Negative impacts of Garage Entries

The garage dooris often the largest opening in the front of th
building. Care must be taken 1o prevent it from becoming th
dominant featurc. Inmost of the city’s residential neighbor
hoods, the width of the garage doors is between cight an
twelve feet. The interim controls establish 12' as the maxi
mum width. +If the garage is madc decp enough, cars car
mancuveronce inside and the garage doorcan be reduced an
madc 2 less prominent feature of the building facade.

Large lots and mulliple lots in a row offer an oppartunity u
cluster parking arcas and minimize the number of garap
entries and loss of curb-side parking.

IS
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Below are scveral examples of ways to design garage doors so that they contribute w the
buildings characier rather than disrupt it

This garage door prescnis a blank, dull expanse.

— 1

— - 2
—

A recessed or arcaded garage door is less intrusive.

Garage doors can be embellished 1o make them
more allraclive.

Other Parking Openings

On wider lots all of the street level facade may not be needed for garage or building
criries. Preferably occupied rooms with windows should occppy the frontage with any
parking pulled back rom the propeny linc. When parking is at the front of the building
care should be taken (o screen the parking from view and 10 make the wall visually
incresting. Openings to the parking area, other than garage door, should be limited 1o
those required by the Building Code for ventilation, should be well below eye level, and
sliould be decorativel y screened inz way that will block the view of the parking ares from
ihe street,




Appendix C: Additional Measures to Support Agricultural
Operations

Stokes and Jones Associates. "Sammamish Valley Agricultural and Land Use Study,” Redmond,
WA, 1980 (Excerpts reprinted with permission of the City of Redmond and Jones and Stokes
Associates).

American Farmlands Trust. "Chapter 4. Selacnng a Zanmg Tnchmque to Prntect Farmlands" and
"Chapter 5. Supplementary Tools,"

Communitv-Based Approach, Washmgn. D.C., 15‘37 {Exce:pts rzpnnt&d wuh p:nmsmun of the
American Farmlands Trust).

National Trust for Historic Preservation. "Chapter 4. Land Protection Techniques that Local

Governments Can Use," Saving Amenica’'s Countryside, Washington, D.C., 1988 (Excerpts
reprinted with permission of National Trust for Historic Preservation).
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Prepared by:

Jones & Stokes Associates, Inc
1808 - 136th Place NE
Bellevue, WA 98003

206/641-3982

September 1983
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Landowner opposition to the Estate Agriculture rezoning of the Sammamish Valley
should be minimal. Althongh some processing uses are eliminated, the halving of the
minimum lot size should bz perceived as a substantial improvement in development
potential in the valley,

Restrict Urban Services. By restricting the provision of urban services, the City can
reduce some of the pressure for urbanization of the Sammamish Valley, Future capital
improvement programs should be reviewed carefully in assessing potential impacts on the
agricultural resources of the Sammamish Valley,

Farming Encouragement

The City could encourage farming in the study area through a variety of actions,
including promoting agricultural land in the study area, helping farmers market their
products, removing obstacles to farming subsidizing farming activities, making road
improvements to facilitate the movement of farm vehicles and equipment, and helping
farmers establish a City of Redmond farmers’ association. Seme of these actions should
not be tzken until farmers have located in the study area, but others should be taken soon
to encourage farmers to locate in the valley.

Marketing Agricuitural Lands and Promoting Agriculture in Redmond
The following marketing actions should be considered by the City:

0 The City should promote and advertise the advantages of farming in the
Sammamish Valley, focusing on the potential agricultural productivity of the
land, the marketing opportunities associated with urban farming, the ameniries
associated with living in the City, and programs the City has adopted to help
farmers. The City should develop a marketing brochure highlighting this
information to distribute to farming associztions in Washington. Any of the
following recommended programs adopted by the City should be highlighted
in the brochure. This action should be undertaken whether or not the City
purchases development rights or land in the study area. This action would
indicate City resolve in maintaining its agricultural zoming, and could help to
bring study area land values in line with agricultural land values.

0 The City should promote the agricultural nature of the Sammamish Valley by
placing attractive promotional signs along Willows Road and Redmond-
Woodinville Road &t the northern and southern ends of the valley. These
signs should identify the Sammamish Valley as an agricultural area, and make
local residents and tourists aware that the Sammamish Valley is a productive
agricultural area that is important to the economy and quality of life of the
Sammamish Valley. This action could help to discourage further land
speculation in the valley.




0 Once farming has been reestablished in the study area, the City should
promote farming activities through articles in the City's "Focus on Redmond”
publication. The City should also help to promote the Redmond Saturday
Markest with signs, promotional articles in "Focus on Redmond," and City
aciivities that include Redmond Saturday Marker vendors.

0 The City should help to design and construct roadside farm stands for farmers
who wish to directly market their produce on the farm. This program should
probably be limited to farmers who have purchased land or entered into long-
term leases, would help to attract farmers who are searching for a good farm
location, and would generate spin-off direct marketing activity in the area.

Removal of Obstacles to Farming

The City should consider taking the following actions to remove existing obstacles
to farming in the study area:

0 The City should construct 2 6-foot-high fence along properties fronting the
western side of the Sammamish River Parkway to limit public access to farm
properties. This imitiative would reduce the potemial for trespassing and
dumping on farm properties, as well as curb theft and vandalism of farm
produce and equipment. Fencing has proved effective in similar settings in
Bellevue.

o The City should consider working with the county and the state to coordinate
and consolidate permits and inspections required of small farms operating
within the city limits, Streamlining permit requirements would allow farmers
to spend more time farming and less time filling out forms and meeting with
inspecrors.

o The City should help coordinate farm employment needs with focal high
schools, unemplovment offices, and social organizations such as the Volunteers
of America. Farmers could contact a designated person at the City when they
need full- or part-time help, and the City could notify schools, unemployment
offices, and social organizations, Conversely, the City could advertise for
persons interested in seasonal or part-time farm work, and could put these
persons in contact with farmers requiring periodic labor.

0 The City should adopt a right-to-farm ordinance to protect farmers from
complaints from, and conflicts with, urban neighbors. The ordinance should
state that the City will not assist in the abatement of the effects or potential
inconveniences created by normal farming operations. The adoption of this
ordinance would send a message to existing and potential Sammamish Valley
farmers that agriculture is welcome in the City.
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Subsidizing Farming Activities

The City should consider adopting the following measures to subsidize agriculture
in Radmond:

o The City should adopt a resolution stating that business license taxes will
never be imposed on active farming operations within the City, including
farmstands, U-pick operations, and vendors at farmers’ markets,

o The City should lower, or eliminate, inspection and permit fees required for
farming operations. This program would enhance the City’s ability to attract
urban farmers to the study area.

0 The City should consider paying the vendor fees for Redmond farmers selling
produce at the Redmond Saturday Market. This action would help to support
the Redmond Saturday Marker and would encourage farmers engaged in
direct marketing to locate in the City.

0 The City should encourage farmers to enroll in the open space taxation
program by distributing information on the program to new farmers or
farmers indicating interest in Jocating in Redmond.

Improving Access to Farms and Improving Safety of Public Roads

Heavy traffic along Willows Road and Redmond-Woodinville Road makes the
movement of farm vehicles difficult and dangerous. In addition, access to farmland within
the study area is poor. The City should consider the following actions for improving safety
and zccess to agricultural properties:

0 The City should place signs along Willows Road, Redmond-Woodinville Road,
116th Strest, NE, and 124th Street, NE warning drivars that the roads zre
frequented by slow-moving farm vehicles. This action should improve the
safety of the roads for farm vehicles, and make drivers aware that they are
traveling through an agricultural production area.

0 The City should work with the King County Parks Department to allow farm
vehicles to use the existing gravel road along the east side of the Sammarmish
River. This road could be extended north to 124th Streer, NE. This action
would allow farmvehicles to move among fields within the study area without
using public thoroughfares, and would allow produce and supply trucks to wrn
onto 116th Street, NE and 124th Street, NE before reaching the heavily used
Willows and Redmond-Woodinville Roads.

Similarly, if the City purchases properties south of 116th Street, NE and reduces
minimum lot sizes to 10 acres, the City should consider constructing 2 north-south farm




road that connects with 102nd Street, NE, dividing the study area between the Sammamish
River and Willows Road. This road would greatly improve access to parcels throughout the

study area and would encourage on-farm direct marketing operations.

Encouraging 2 Redmond Farmers’ Organization

Farmers' organizations provide farmers an opportunity 1o coordinate marketing
efforts, share knowledge, and solve common problems. The City should take the following
actions to develop 2 strong Redmond farmers’ organization once farming has been re-
established in the study area.

o The City should take the lead in organizing 2 Redmond farme:s’ group by
contacting local farmers and providing free City facilities as meeting places.

o The City should periodically send a representative to the farmers’ organization
mestings to listen 1o the concerns of farmers, and to assist in providing
solutions to problems concerning regulations, complaints from neighbors,
ransportation, and direct marketing.

Monitoring

The City should monitor events in an agriculturally reinvigorated Sammamish Valley
for two reasons: to ensure maintenance of environmental quality and to confirm the
satisfactory performance of City programs.

Environmental Monitoring

Examples from agricultural areas across the United States prove that agriculture can
cause environmental harm. The most sensitive receptors for chemical pollutants from farms
are surface water and groundwater.

Groundwater Monitoring. A seriss of groundwater sampling wells should be
instailed at critical points around the Sammamish Valley, The wells should be sampled
prior to the valley's use for active agriculture, to establish baseline groundwater quality
conditions. Thereafter, the wells should be sampled at appropriate intervals to ensure that
agricultural chemicals are not entering the groundwater supply.

Surface Water Monitoring. Drainage from agricultural (and urban) areas can pollute
surface waters. The quality of water in the Sammamish River as it traverses the valley
should be checked regularly. Environmentally harmful and persistent chemicals should be
targeted during the sampling period. Sampling intervals should emphasize periods of
maximum drainage from the fields (in spring) and periods of low river flows, when the least
dilution of pollutants occurs.
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Chapter Five
‘SUPPLEMENTARY TOOLS

Cnge agneultural zoning is in piace, other farmiand pro-
lection technigues often become attractive to landowners
subject 1o the zoning restrictions. These techniques can
be usad effectively in conjunction with agricultural zoning
and may even help lo compensate lor an apparent loss of
developmeant value.

Relationship Between State and Local Farmiand
Protection Programs
States can play a vital role In the success of local tarmiand
protection initistives by declaring their commitmeant to the
tection o the stale’'s high value and ireplaceable
.armiand. Such a public declaration at the state level not
only demonstrates  consistency between state and local
objectives, but provides & hospitable policy environment
for local programs. The positions of local govemments
against political and legal challenges may be strengthened
by a slate-wide policy as well.

Govemnor James J. Blanchard made Michigan the
eleventh state in the country to adopt such a state-wide
tarmiand protection policy by signing Executive Direclive
16886-2, Preservation of Michigan Farmiand. This policy
directs siate agences to mare carefully monitor their own
impacts on farmiand conwversion. In Blanchard's words,
this state policy demonstrates “the state’s commitment to
‘armiand preservation, and... serve{s) to further encourage
acal ynits of government 1o 1ake actions o identify and
protect agricultural iand through land use planning and
Zoning lechniques” The adopilon of the siate directive
will serve loczl Michigan communities well in their eflorts
to develop and implement farmiand protection programs.

Growth Management Systems

A community serously dedicated to the protection of its

tarmiand must find a way to direct development away from

productive agricultural land to areas where urban growth
most appropriate. A comprehansive growth manage-

&nt system, developed through sound planning and

combined with one or more of the techmiques detailed in
this publication, ofiers the best chance for successfyl
farmland protection.

For example, some municipaliies establsh growth
boundariss around existing urban areas to ensure a con-
tiguous, cost-efiective patiern ol nonfarm developmeni,
The boyndaries may be extended in a concentric fashion
as predstermined densities are resached. Others place a
fimit an the total number of building permits Issued each
year or key approval of subdivisions to the availability of
sewers, schools and other necessary public services.
Following is a brief review of several state and local tech-
nigues that would fit well Into an established growth man-
ggement system.

Purchase of Development Rights

Full ownership of land, also known as fee simple owner-
ship, ¢an be defined as a set of rights or interests In the
property. Such property fights Include, but are not limited
to, the right to sell; the right 1o use the land for agriculiurs
and forestry; and the right to build structures on or be-
neath the surface, otherwise known as development

rights.

State and local govemments can protect high quaity
farmiand parcels through the use ot Purchase of Devel-
opment Hights (PDR) programs whereby the deveilopmeant
rights are purchased and then relired. The landowner is
paid & cne-time amount for the value ol s development
rights, defined as he difference berween the fair market
value of the land and ils value solely lor agricultural pur-
poses. The closer a parge! Is to urban arsas and devel-
opment pressures, the greater the value of the develop-
ment rights - both in 2bsolute valuge and as a percent of
market vaiue.

Since development rights apply 10 each specific parcel, as
do all less than fee interests, their removal must be ac-
complished parcel-by-parcel and recorded with each
deed. This places a perpstual fien on the property and is
binding in all subsegueni purchases. The terms of the re-
striction are enforceable by the unit of government holding
the development rights.

In order for a veluntary PDR program to be successiul,
there must be definite incentives both for landowners 10
sell their development rights and for the pubiic to purchase
them, For farmers who wish to continue famming, the
incentives are quite clear. The severance of the
development rights may serve io lower propery lax
assessments to reflect reduced farm value and the sale of
such rights provides ready capital. There may be
additional estate or inheritance 1ax benefils as well. Public
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support for such programs is usually strongest in arezas
experiencing intense development pressure. In such
jurisdictions, there is often a heightened awareness of the
increased public service costs which accompany nonfarm
development., There also tends to be a strong desire 1o
preserve the community’s cultural and aesthetic values,
and to protect local sources of food production.

Currently, there are twelve PDR programs, either & the
state or local level The majority of these programs are In
the northeastern states where Intense nontarm develop-
ment pressure is competing for limited land resources.

In the late 1970s there was a major PDR initiative in
Canton Township, Waynse County, Michigan. Ailthough
there was significant public suppont for this proposal, it
was namowly defeated at the polls, probably dus to the
addiional millage proposed.

Communities are cautioned, however, that therz is no
explicil enabling legislation in Michigan wnich auihonzes
the purchase of development nghts. Communities mighi
justity such action on an "Implied powers® argumert, but
zre cautioned to proceed under advice of their own legal
counsel.

The Michigan Legislature passed the Farmiand and Open
Space Preservation Act, Public Act 118 in 1874, providing
tax benefits to Iandowners whe sign a2 contractual agree-
ment with the state to keep their land in agricultural use for
a specific period of time, ranging from 10 to 89 years. In
return for this development restriction, the owner is enfi-
tied to claim as a credit on the Michigan Income Tax form
the amount by which the property taxes on the farmiand
under agreement exceed 7 percent of total househeld in-
comea. Ina sense, this is a temporary purchase of devel-
opment rights program. By the end of 1885, a total of 4.4
millicn agres had been enrclled in PA 116, and in 12885,
ihe state paid $75 million in tax credits and rebates o par-
ticipating landowners. Enroliment in PA 116 ofien be-
comes 2 logical and valuable next step to landowners al-
ready subject to land use resirictions from agricultural
Zoning.

Transfer of Development Riahts

Whereas development rights are purchased and retired
under PDR programs, they are purchased and transferred
for use In another location under Transfer of Development

Rights (TDR) programs.

TDR programs are intended to maintain designaled areas
in agricultural or open space use while, at the same time,
compensaling the owners of the protected land for the
loss of their right to develop it for nonfam purposes.
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Atypical TDR system establishes both a preservation dis-
fict and 2 development district. Landowners in the
preservation district are assigned development rights, bu:
are not gllowed to develop their property. Instead, they
may sell their development rights to landowners in the de-
velopment district who may then use these nghts to build
at higher densities than allowed under curremt zoning
guideiines.

Although this technique holds real promise, widespread
adoption has not been achieved due to the complexity of
administering such a program and the lack of enabiing
lzgislation in many areas..

f I District.

Agrcultural districts are jegally recognized geographic
arezs formed voluntanly by ong or more landowners and
approved by one or more govermment agencies. District-
ing pregrams are based on the premise that if tarmers are
given sufficient incentives fo create districts in which
farming is the only activity zliowed, and it they are pro-
lected from many of ihe factors which make farming un-
desirable or unprofitacle, they will keap their land in agn-
cultural use.

In mest programs, the districts are created for fixed but
renewable periods of time ranging from four to ten years
In €xchange for the [andownsars' agreement o place th

property in an agricultural district, the owner is granted
specific incentives and protection from various farmiand
conversion factors. Such incentives include differential
assessment, protection from anti-nuisance ordinances,
protection from adjacemt non-agncultural development and
protection trom state agency regulations that interfera with
farming.

Agricultural Districts in Courtland and
Onondaga Counties, New York




During the 1986 legisiative session, Nonh Carclina be-
came the most recent state to adopl an agricuttural dis-
tricting program.  There are now fourteen such programs,
gither at the state or local leval.

Consarvation Easements—Private Action

Like any business, profitability and economic survival are
critical concems in farming. Yel one characierstic which
sels farmers aparn from other business pecple Is their
cheoice 1o work dirgctly with the [and. This cheice reflects
2 commitmen! to a rural way of life that sustains important
values such as the protection of the land and of {he wildlife
it supports. Donating an agricultural conservation ease-
ment ovar farmiand to a qualified conservation organiza-
tion such as the American Farmiand Trust not only en-
sures thal theses features of the land will survive for gener-
ations to come, but often provides significant tax benefits
as well.

A conservation easement is a documented agreement
through which landowners may voluntarly restrict their
land to 2 specific use such as recreation, torestry or tarm-
ing in exchange lor cenain tax benefits. The American
Farmiand Trust (AFT) focuses on agneultural conservation
easament ransactions which restrict the land to farming
and relgted uses.

Conservation easements are individually tailored to reflect
each landowner's particular needs and situation. While
agricultural easements generally restrict all nonfarm uses,
limited development may be permitted to allow for the
construction of an additional farm homa or other farm re-
lated structure. The sasement may apply to the entire
parcel or to only a portion of the jand.

A landowner who conveys an agncultural eassment to
AFT retains all rights essential 1o the continuation of the
agricultural operation and all others which do not interfere
with the abiiity to farm the land. The nonfarm develop-
ment rights, however, are separated from the property and
then retired. The landowner retains fitle to the property,
the right to seil, the right to restrict public access, and the
right 1o pass it on to heirs.

Rules govemning tax benefits for donations of agricultural
consarvation easements are set forth in PA 137, the
Conservation Easement law passed by the U.S. Congress
in 1880.

The conveyance of an easement can reduce estate, in-
heritance, and federal income taxes il cenain criteria es-
tablished by the Intemal Revenue Code are met. One
such criterion states that "the preservation of cpen space
(including farmiand and forestiand)...must be pursuant 1o a

clearly dslineated federal, state or Jocal governmental
conservation palicy.” This criterfion clearly demonstrates
that the existence of local agricultural zoning can enhance
private conservation opportunities by supporting the ar-
gumeant that an agricultural consarvation easemant dong-
tian qualifies for the federal tax deduction. Donations of
conservation easements, whethar during the landowner's
ite or by beguest, reduce the value of the farm upon
which estate and inhertance 1exes are computed, which
may result in significant iax savings to heirs. The amount
of tha ax savings is based on the value of the easement
which is based on the difference In the fand's value before
gnd sfier the sasement restrictions are applied. These
values must be determined by 2 qualified land appraiser.

In addition, under the Internal Revenue Cods, conserva-
tion easement contributions are treated as chantabie gifts.
The value of this gift is deductible up to 30% of adjusted
gross income in the year of tha gift. It the valuz of the
gasement exceeds 30% adjusted gross income, the ex-
cess may be carned over and deducted in up to five suc-
ceeding tax years.

Coniact the American Farmiand Trust lor more information
on the benefits of contrbuting farmland easements
(address on back cover),
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The Secretary of the
Interior’s Standards
for Rehabilitation

The federn! government devaloped
the following stamdards for eunluse.
ing rehabilitation work done on
buildmgs for whick owners apply for
tox credits {61 B). Thess sandards
can glio ©¢ meorporaed imio local
preserpation Grdmances.

1. Ewery reasomable effort shall be
made to provide 3 compatible use
for a property whick reguires moni-
mal alteration of the building, struc-
ture, oF site and it¢ smitronment, or
to iie the property for 15 oripmally
miended purpose.

2, The distmgurshmg orzginal
qualities or characeer of o building,
structure, or site and 5 emironment
shall not be destroyed. The remroual
or alteration of amy bistoric matenal
or disgmctive arclitectyral features
-should be svoided when possible.

3. Al buildings, striectures, and sites
shall be recopnized as products of
their own time. Alterations that have
o kestorical basis and wiich seek 10
cregie an earler appearance shall be
discouraged.

4, Changes which may have tiken
place & the course of time are avi-
dence of the history and develop-
ment of a bueilding, structure, or site
and its envirorment, These chaviges
migy have acguired significance in
:&mmrﬁﬁr and this significance

mamrpfunfiidhdazfnmauhﬁ
which characterize & building, struc-
ture, or site shall be treared with
6. Deteriorated srchitsctural fea-
rures shall be repaired rather than re-
placed, wbmwpmﬁhfnﬁc

eighteenth-century Birmingham Road thar lies within the township. In
addition to the usual historic districr review, commercial zoning for the
portion of the district covering the village of Dilworthtown is railored 1o
its historic character. Ouside the village, development innovations such
a5 clustering are encouraged ro minimize the impact of residental de-
velopment. A booklet developed by the townshup for property owners
pives the histary of the districr; eovers design considerations for new con-
struction and alterations, and lists procedures for obtaining s permut.

V1. OTHER TECHNIQUES

Since this chapter has covered a considerable number of land-prozec-
tion techniques and their variations, it msy be helpful ar this poinr to cate-
gorize the many powers that locl governments cn use for rural conserva-
tion. So far, this chapter has concentrared largely on the ability of local
governments to use their powet 1o regulate land use for the health, safery,
and general welfare (including aesthetics] of the commumicy, 3 power
often called the “police power.” Other powers of local governments czn
also be used o guide land-use activinies. The power to tax, for example,
which can be used to encourage farmland retention, is covered in this sec-
tion. The power to spend and the power to zcquire property are high-
lighted in the earlier discussion of capizl improvements (4.11.F) and rerurn
in this section as aspects of agriculrural districting, a hybrid approach
using 2 variery of governmental powers. A twist to these powers is also
discussed: 2 *hands-off® aporoach forbidding regulation of farm prac-
tices called 2 “night-to-farm™ law.

A, Taxation

Adjustmenrs in real estare taxes can influence rural conservation. Dif-
ferential taxation—also known as preferred, use-value, restricred-use, or
deferred taxation, and present in all fifty szares— lowers the tax burden on
those lands 3 community wishes to protect from development. Rather
than assessing these lands at their full marker value, the local government
assesses them ar “use value,” For instance, farmland close to a ciry might
be assessed at the same rate 25 farmland of comparable quality remare
from development pressure, instead of being assessed 25 land ripe for de-
velopment. Since high property taxes are among the factors influencing
some farmers to go out of business or s=ll their land for development, e
dnction of these taxes may encourage farmers to continue farming or
resist the temptation to sell off portions of their farms,

Used as part of a package of techniques, differennal tax assessment pro-
grams may help preserve open space, Agriculture, followed by Eorﬁl:ry,
the most frequently designated use thar endtles an owner to
tax assessment. Marural scenie, recreational, and historical resouress are
named in some states’ p

hmmﬂ:mwbndﬁmnpmmpqnpm]ﬁ
for the back taxes that would have been owed if 2 differential assessment
ha&mhmuh:&:canhu&Emsn,ﬁﬁmﬂmmmm:ﬂanﬂ

is not 2 long-range land-protection technique. For example,

assessment lowers the costs of holding land for speculstors, who fr=
quently qualify for such programs by arranging for their land 1o be
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{armed. The prospéct of paying several thousand dollars in back taxes is
pot 2 significant disincentive to a major development.

Another differencial raxation system is called Urban and Rural Service
Arez Assessments. URSAA disnnguishes berween propernies ultimately to
he developed, throngh the exrension of public water and sewer lines, and
properties not targeted for development. The properties designated o -
ceive dsvelopment are taxed ar 3 higher rate. According 10 two observers
of growth management systems, the URSAA system “discourages specula-
fve investment and channels developmen:t pressures int those aress
which are maost acoeptabis, ™

Some communitiss have coupled deed restrictions with lower taxarion.
{o California, for example, communities can enter into voluntary resmic-
tive agreements with landowners, who recsive lowered taxes in exchange.
Pesinton, New York, has created & program of voluntary short-term con-

garvation easements nied 1o a sliding-scale reducnion of taxes based on the
pumber of years the easements run.

Another means of using taxing suthority to achieve rural conservarion
isa high capital gains tax on real estate held for a short rerm. Vermont hss
found thar 2 capital gains tax tied to the length of time the land [s held
helps o procect rural land from shorr-term speculation. Under Vermont's
Land Gains Tax, owners are liable for raxes of up to 80 percent of their
profit if they sell property within the first vear of ownership. A sliding
scale reduces the maximum tax liability 1o 50 pescent the second year and
so on downward uncii there is no penalty after six years of ownership. The
law allows long-term farmers to make 3 profic on their land when they
retire, but discourages specularors who want o make 2 quick profic, (A
different kind of 1ax on rezl estate ransacrions, the wanster tax, 5 de-
scribed in Land Baneme, pp. 18485}

Finally, in Wisconsin and Michigan, the state income tax has been tied
to local zoning in an innovetive fashion. Farmland owners receive a deduc-
tion on their stare income if their land i€ included m exclusive-use agri-
culrural zones, which must be passed at the local level, As 3 result of this
financial incentive, farmers heavily supported zoning. Minnesota has a
similar program, in which farmers are given an unusual property tax
credit of $1.50 per acre for land m exclusive agricultural zones,

B. Agricultural Districts

By 1986, rwelve states had cnacred provisions for agricultural dismers
1o help protecr agriculture. These are specially designared areas where
state and local governments may be limuted in their ability to restrict farm
Pracuices {as described below), take farmland by ermnent domam or an-
nexation, or allow the construction of urlities. To participare, farmers
sign voluntary agreements to keep their land in agriculture for 2 specific
Period of years, with the option of renewing. In some states, farmers must
be part of an agriculrural district 1o qualify for differential rax assessment
‘or purchase of development rights (Case Study 11 and 5.V.C).

The required number of participating farmers, the amount of acreage

must be included, snd the duration of time = district will exist vary
from state to stare, In New York, for example, an owner or owners of ar
five hundred acres may apply to form an agriculrural districe. Public
hearings and counry and state approval are needed o establish 2 distrier

FAND-PROTECTION TECHNIQUES THAT LOCAL GOVERNMENTS CAN USE
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sual qualities, Reparr or replacement
of missoug aroimtecural features
should be based on accurase duplica-
tions of fextsires, sipbistantigted by
rastoric, phrysical, ov presorial eus-
dence rather than on comecmural de-
stgns, o7 the svailabilicy of differen:
architectural slements from other

butldings or stractures.

7. The surface clearmmy of structures
shall be smderiaken unth the gentles
migans possible, fig and
other ciganing methods thar will
darnage the bistoric building mate-
rials shall not be undertaken.

8. Every reasonabie effors shall be
made 10 Profect and preserye arch-
eological resources affecred by, or
adjacent 10 arry projecr.

9, Conegmporary design for sltera-
tions and additions to existing prope
erties shall not be discouraped when
such aiterations and additions do
not desiroy significont Fistorical, ar-
chuectural, or exlrural material, and
sweh design 35 companble uath the
size, scale, color, marerial, and
character of the property, nesghbors
hood, or emvtronment.

10. Whenever possible, new adds
Homs or alterationt 1o siTuctares
shall be dons in such 8 manner that
if such gdditions or alterations were
to be removed in the future, the es-
sential form and integrity of the
structure wouid be wnimpoired.
[Code of Federal Reguiations, vol.
36, pr. 67.7.)
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CASE STUDY 11

The need for a district 1s reexamined every eight years. Local Cooperative
Extension Service agents or Soil Conservanon Service Distnier Conserva-
tonists can provide informanon on 4 particular stare’s programs.

C. Right-to-Farm Laws

Most stares have laws addressing the conflics berween farmers and
their nonfarm neighbors, generically called “right-to-farm laws,” In gen-
eral, thess [aws seek to protecy fazmers from nuisance suits by nonfarm
neighbars objecting to the odors, dust, noise, or other aspects of farming
they find unpleasans. The laws also prevent local governments from pass-
ing ordinances regulating ordinary farm practices. Not only ferms but
also food processors and related enterprises may be covered by such laws,
Negligent or improper management, water pollution, or impacis on pub-
lic health and safety generally are excluded from such protections.

Carroll County, Maryland: Multiple
Means of Protecting Agricultural Lands

Protecting farmiand has been 2 high priority in Carroll County, Mary-
land, since 1578, when the county commissioners amended their zoning
ordinance. Farmiand preservarion is carried out through three intercon-
necred programs: agricultural zoning, voluntary ereation of agricultural
districts, and purchase of development rights (PDR).

A large rural county with substantial amounts of prime farmland,
Carroll County is close enough to both Baltimore and Washingron,
D.C., to be facing considerable development pressure. [n 1370, the
county'’s population was 69,000; a5 of 1985, it was 109,000, Despite
such growth, agriculrure— principally dairy products, livestock, and
corn—is still big business. In 1984, Carroll County farms and busi-
nesses supporting farms grossed more than $180 million. Sixty percent
of the 291,602-acre county is devorted to agriculture, with more than
71,000 acres rated as prime farmiand.

As of mid-1986, there were 180 farms protected by agricultural dis-
tricts in the county, compnsing mare than 25,000 acres. Farmers enter
agriculmral districts voluntarily with approval from the county. Farms
must be at least 100 acres and consist of good-gualicy soils. Land in 2g-
ricultural districes must remain in agriculture for at least five years and
cannot be subdivided, except to provide homes for the owner’s children
and farm laborers, Farmers in agricultural distncts are protected from
nuisance suits related to their agriculrural activities and are eligible o
sell their development rights (5.V.C) to the state upon approval by the
county,

The county’s agriculeural districts and agriculrural zoning go band in
hand, The agricultural zone, covering 189,000 acres—63 percent of the
county—allows only one new dwelling unir per 20 acres, with a mini-
mum lot size of 1 acre. Developers are encouraged to cluster any de-

SAVING AMERICA’S COUNTRYSIDE 87




Advertisements like this one on a

Carroll County dairying barn add
much to the culrural landscape,
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Dairying is still 8 major businsss in
Carroll County despite its proximity
to Baltimore, Frederick, and Wash-
mgton, DLC. The coumnry has re-
siricted eubdivision within
agriculrural districts and acquired
development rights to preserve farm-
land. However, much farmland has
already given way to development.

velopment in the agricultural zone, so that some land on developed
parcels remains permanently available for agriculture. Clustering, how-
ever, is “not as easy 1o accomplish as we'd like it to be,” says Marlene
Conaway, formerly the county planning department’ agriculmral pres-
ervation specialist. “It's difficult because many people who move out
here want farmettes. But we have been fairly snccessful.” She hopes that
as farm owners see more ciustering in use and realize thar the counry is
commutted to discouraging sprawl in the sgricultural zone, more owners
will be encouraged to form agriculmral distnicts.

The “hand-in-hand™ nature of the zone and the districts works both
ways, however. Passing the agricultural zoning required assurances from
the county that farmers would be able ro form agricultural districs,
thus becoming eligible to sell their development rights, and that the

LAND-PROTECTION TECHNIQUES THAT LOCAL GOVERNMENTS CAN USE
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Conservatonists in Unjontown, Car-
roll County, have protected both his-
toric buildings and the surrounding
Earmland thar provides the setting
for the village. Umiontown, which
dares from 1809, is liseed in che Na-
tional Register of Historic Places and
is protected by 2 county historic pre-
servation ordinance that regulates
changes ro the bulldings, sidewalks,
and street wees. Farmers whose land
surrounds Uniontown have volon-
tarily piaced their land in agri-
cultural dismicrs. The owners are
protected from guisance suits and
are eligible to scll their development
rights to the seaxe.

Uniontown
Carrall Comaiy. Maryiaod

Boundary of Lesally-temed
i Dt

Agmouinrsl Dheses with Suermary
Solc & e Imm

county would participate financially in the state’s program for purchase
of development rights. Each is necessary for the other 1o exist, says
Conaway: “Zoning covers more farmland, but it's not forever: the polit-
ical climate could change. If we lose the zoning, then we'd start losing
districts when thewr nme is up. The more agricultoral dismcts we ger,
though; the more sure we are of maintaining the zoning,” since it would
make lirtle sense to alter the agnicultural zoning in aress where most
tarms are protecied by districes, and uitimately by purchase of their de-
velopment rights.

Each year since 1979, the state of Maryland has appropriared funds
for the Maryland Agricultural Land Foundarion 1o purchase develop-
ment rights from farmers whose land is in agricultural districts,
Counties also conmbute. Carroll County has led the state m contribur-
ing to the program, appropriating close to $3 miilion through mid-1986
to match $7 million from the state, which has purchased easements re-
stricting development rights on ninery-five farms. protecting 13,100
acres.

The foundation uses a bidding system to arrive at a price per acre for
development nights. In 1983, Carroll County's average for development
rights was S682 per acre, even though unrestricted farmland in the
county sells for around $2,500 per acre. Once & farmer has notified the
state of an interest in selling development righes, the foundarion ap-
praises the farm 1o establish its restricted and unrestricted market value.
The difference between the rwo values is the appraised value of the dz-
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velopment rights. The farmer informs the state of his or her asking price
per acre before the appraisal is done. Those offers below appraised
value receive first consideration by the state; and the state cannot pav
more than the appraised valuve,

The program has proven popular with courty farmers and their
neighbors, who are “happy to see the farms protected and their rural
lifestyle maintaimed.” says Conaway, In fac, farmers have affered more
easements than the foundarion can buy. County officials hope evenrually
to obrain easements on 100,000 acres. They believe this is the minimum
amount of farmiand the county must preserve to assure the continued
viahility of agriculture and local agribusiness.

County officials note thar much of the money farmers are receiving
for therr development rights is being reinvested in their farms, often
buy more land or equipment. An added bonus of the PDR program 1s
that owners of the restricted farms become very interested in soil conser-
vation 1n order o maintain productivity. In fact, the foundation recently
amended its standard easement to require that farms in its program im-
plement 2 conservation plan. The principal problem county officials
see—aside from wishing more funds were available 1o accelerare pur-
.chases—is that they cannot act fast enough in hardship cases. They are
considering augmenting the state program by purchasing development
rights directly for later rransfer to the stare,

VII. DRAFTING AND
ADMINISTERING ORDINANCES

In practice, most local governments adopt new regulations that are
variations on those used slsewhere. By using existing ordinances as mod-
els, 2 communiry can avoid the errors or oversights that might result from
drafting an original ordinance. *Plagiarism,” says one rural planner, “is
an asset in planning.™® Another expert, though, cautions rural communi-
ties in this pracrice: “Do nor assume that another communiry’s ordinance
is perfect. There are many obsolere and even illegal provisions im existing
land-use regulations.™" Moreover, & substantial amount of time may still
be needed to eliminate inapproprate provisions and add those thar are
tailored to the communiry’s particular circumstances. Environmental con-
ditions vary from place to place (jusc think of the dry desert of Anzona
versus subtropical Florida) and uses compatible in one community may be
incompatible in another—hog confinements, for example, may or may
not have their place.

 Since land-use regulations have been used in this country for almos:
eighty years, there are numerous legal precedents. Even so, drafting or
amending an ordinance, like creating 2 comprehensive plan, usually re-
quires professional assistance, in this case often from both a planning staff
or consultant and an arorney experienced in land-use law, Such profes-
sionals help to ensure that an ordinance is consistent with the stare’s enab-
ling legislation, including procedures for enactment, and that it can with-
stand 2 |egal challenge. As is also the case with developing 2 new plan, the
More community invoivement there is, the mors nseful and acceptable the
Product is likely o be.

UND-PIUTECTIQH TECHNIQUES THAT LOCAL GOVERNMENTS CAN UISE
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Appendix D: Guidelines to Maintain Rural Character When

Allowing New Rural Development

National Trust For Historic Preservation, "General Guidelines for Rural Deve.lﬂpmmt " Saving

America’s Countryside, Washington, D.C. (Excerpts reprinted with permission of National Trust
For Historic Preservation),

Yaro, Rs:lhcn D., Rﬂn-:iaﬂ G _Amt, Henr)r L Dodsorn, and Elizabeth A. Erahec Dealing mg]

Amhea.rst MA, 1990 (Excer;rrs rcpnntﬂd wnh permlsmcm nf Center fm‘ Rural Massachusetts} |
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General Design Guidelines for Rural Development

Whether a community simply offers
sugperted guidzlines or requires de-
figm review dnd spprovel eppropri-
ste developmient m rurdl sréas
should respect cerratn aspecrs of des
sigm that chmtribute 4 the comze-
ny's “terse of place "—those things
that add up to a feelng that & com-
rrumity is @ special place, disziney
from amywkere else [2 iz often dif-
ficueis to idemttfy those thmgs pre-
citely. The lustratians for Hamalei,
Hawaii (Cape Study 7), may be
peipfl m aridersrandmg “sense of
piace. Coneermed citizens may fmc
themseives ar < loss for words or
cone=pes m explammg why they find
somse rypes of change disnobing. In-
deed, commamities often do not real-
o= until it is too gt that aogroved
developments should not have been
built the way they wave

Character of place: views. A housing
development sited insppropriately
on 2 steep slope also mars 3 scenic
view (lefr). Ar tight, a distant or-
chard contributes to the agriculmral
character of the landscape and
createy 4 scemic view; the

has been construcred i & los obtro-
sive location in the communiry.

Somietimes it 15 uséful 1o look ot the
individuai elemeants of o landieans to
relp evslusee progosed chemges and
STTIvE 2T COMMURITY valne Judg-
mienzs about the yisual impact of
proposed changes. An érchitect or
frdseape architecs com assist s com-
mramity oy resching consentus about
good design. The Silowing disaus-
siom, whilk mot comprehenicis, ratses
frsuees that may be Felpful in making
destgnt judgments. Although there
eam pe differencas of opinion on de-
sign issues, most people wouid agree
that e ezch parr of drawtngs, below,
the ome o W12 rIPAT reprEencs Gemer
design than the ons on the left

Character of Place, Special features

a1 siewy comtribute to g rural
combrumty s visus! cherseter, Nowy

deveiopment skoulsd be avaided in
stk oreas, but if it is imevitsble, mew
deveinpmeny skould be aetugned sen-

sitaely 06 rmurze visnal Intraners,

Developimg demrgns that protect much
festzures as stream crossmgs, wnique
rock owicroppings, KEniicant vege
raticn, or = distines village enrares

preserves ihe special character of 5
compmny. New deveiopment alsa
shiould not block or mar scenic
seenrs, pertickiarty those isible from

S=ETic rosds, rrvers. or frails
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Roads: Many rurai rosds are marmow
and bordered by vegetation. They
gemeraily failow gid alignments de-
weioped e response o 102 IOpOgTS-
ofy and geography of the ares.
Designs for new roads end altera-
sions 10 existing rogds shouid kees
thefr physical impacs o the naturs|
and bistoric eniironmant 10 £ -
. Where gossible, roads shouild
ruem snth the contours of the lend
sarrer tham across siopes. Extensive
CHTHmg through wooded areas o
provide wide shouiders or planring
along road edges m gpem arezs alters
the rradirional characrer of 2 rural
roed, Foads should be designed to
speommmtdate the anncinared vol
ursz of traffic—inciuding pedes-
erigny and bicyeles—bur should be
Kept 48 marriw gs sarey bl
Marrower roads may encaxrage
drivers to slow dowr,

Roads: sidng. The road passing
through the middle of an open fisld
ntrudes in the landscape {laft); it
counld be lass intrusive placed along
the edge of the feld (ngihr).

Roads: width. Excessive cumng de-
stroys the wooded character of the
land {fefz), while a narrow clearing
along the rghr-of-way preserves the
wooded characrer (mght}.

LAND-FROTECTION TECHNIQUES THAT LOCAL GOVERNMENTS CAN USE




General Design Guidelines for Rural Development (continued)

Srung Buildings. Is most commsm-
tres, rural buildmgs raditionally
bave beew sited unth respess for the
natural eniEranment. W GeTE Podsh
ble, new butldings thould be located
i 2 mmanmer that it in Eseving with
locs] Berldiny tradittoms, Neww build
ings and structures soould be locaréd
tibere thetr comstructfon or otcess
Jdoes mot cawse substants! srodifics-
5igm 20 THE [OpERTapny and natursl
resources. New owildings also should
by situd s relation to each other o
0 sxisting Outldings o 2 orovorer
that is in kRespmg with sitng tradi
stone. For example, on some farms,
tutidiigs sve clustered for westher
groecion end sy scoess, while ok
othery they are stdtteved in order to
Iepiorate Stterse or moompshble
funcsions.

Sitmg buildings: refanonship ro
tandforms and ocher pamral fea-
fures. Extensive cutting into the hill-
side s unsighdy and can creare
crosion [left), whereas proper siting
avoids substantial modificazion 0 a
landicrm (right),

Sitimg buwildings: refadonship to
ather buildmgs aad sorocTeres.
When prefabnicated agriculmeal
srructnres are tstalled, they should
supplemnent exasting buildings, oot
replace them, Although the new
strucmre (Jeft) may be pracsical, it
overpowers the exiining barn. A new
soructure can be both practical and
part of the total composidon of the
farm buildings |right),

Buldirg Design. Most commurtzes
bave characteristic dnaldimg types
shat pesuer more freguently than oth-
ers. Local buildmy rradittons uesally
griginated i response to susilable
butldpig mazerials, climate, and che
erhmic origtns ord ocouparions of
residents Tha one-and-a-balfestory
wiooden cottage, for example, is
choractaristic of many East Coast
Rsiing commmunisies, wirile the swo-
story brick or stone farmbouss pre-
depmrmates m the German-American
commrnatitias of sastern Pennayl-
vaniz. New butldmygs and chenges 1o
exicting buildings should be compar-
ible wnth the commamasys txisting
butldimgs. [r &5 not necéssary for new
butldings o fmrizate g particular bis-
toric grchitécturel syle. In fae, iz i
usuaily préferaple for a new buildmg

%0 gppear as g producr of 1ts ouwn
time z¢ lomg 22 7 i compatile m
form, teaid, materal, and color with
exissing buildmgs.

Roof pitches, building height,

use of porches and coursyarde, gnd
building kevous =re some of the
glements that belpy define the charac-
terusic building forms of 2 commus
nery. [f oty gable and shed roofs,
For example, are radiional in g
commmzenry, gambrel, A-frame, or
fiat roofe may be visuzlly meompat-
ible, The stze of rewr bnaldings and
e groportion of such design ele-
sz 2p wngs, porches, smmdows,
and doors are giso rmporiant in de-
termining therr compatibiliny with
exitting buildings and the notural
erutrgmment. New buildings stould
nat dierf existing butidmgs: mor
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should they uerwhelm nearby trees,
rise apore ridge Imes, or tower
above atirer landscape factures.
When & factlisy such a5 2 school or
factary meeds & new buildemg larger
thawt the norm, (& may be preferabie
10 construct & cluster of buildings -
stead of one lerge building or to very
the beights of tarious parts of @ sin-
gle building to make it appear less
monumental. Elerments such 4s win-
dews and doors also establish a
putiding's porporion and can maze
= large puilding appear more com-
pasible m scale to existing buildmgs
if thetr placement 15 skallfully
desigred.

Weere possible and appropraate, rra-
aitional materials and colors showld
te used to help mew buildmes be
more compatible with eximng budld-
ings or complement the natural en-
vizormient, Buildmes with & natieral
color stain, for example, may blend
into wooded areas more eastly than
those that are painted in bright col-
crs. Roof colors ean make o big dif-
ference in the visual tmpact of new
development, with darz colors gen-
eraily pemg less oovious.

Building design: form. The form and
massing of the new building {/eft}
doss no: complemen: the arex’s ra-
disional architscrure. Roof form,
height, and massing can be designed
50 that a building is compatible with
raditional commumiry forms {right).

Buiiding design: scale. A building
typical of much new development

dwarfs wadfdonal building (Jeff), A
oew building can be designed as a
cluster of smaller parts to offer a

ﬁdimnpitrm:h:hndsup:
(right].

Building design: materiale and eolor.
The use of a tle roof and “Tudor™
siding (/efT) se=ms mappropriate
when compared to the materials and
eolors assodated with a raditonal
Cape Cod dwelling. Complementary
materizle are used in the new build-

LAND-PROTECTION TECHNIQUES THAT LOCAL GOVERNMENTS CAN USE
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General Design Guidelines for Rural Development (continued)

Vegemoon. [n addition to narve
segetation, most commamiries bave
sgetarion that has been introduced
because of the preferences of its resi
demee gr climatic conditions. In
additjon, mast commanites hos
chorgcieristic wirys f prouping
planty. The evergreen unndbreak lo-
zared north of the fermoouse 10 pro-
vede shelter from barst wemier wings
and the hedgerow aiong fenes limey
are fwo exarples. Traditional Signt
spectas gnd kistoric planting patterns
should be reeaimad whkersver passi-
ble. New specias should hermanize
with existing vegetation and planting
traditions, Flanting species thar will
mstuTe $0 OfscHre SgTIACat vies
should be avoided. Land along
streets and rosds & especally vinbie
and spould be plarnred o o manmer
companble with logal practice.

Vegeration A disonet jack of hae-
mcnya:éthn:din‘uuﬂphmm
rials planting pattens oosurs on
the lefr, while eraditional plant spe-
oes and planring parterns are re-
taimed on the right

Udilities. Conspicnous urlides and
damage to roadside trees (JefT} com-
set back, and run below the borizon
(rght).

Uiliies, Lility [ines =re oftes (o~
cated without régard 13 therr visual
fmpazt an scemic gnd bistoric re-
sources. Locations of utilisy [oes
and their rights-of-wiey sbould aveid
rterfering, wither physically or sisse
ally, wath exsting trées or other veg-
etdtion, pulldings, or significans
e, [f ibes sr run afove
ground, poles should be ser ether
well m front of roadside trees or for
eough back to avoid the all-roo-
commmcn row of balf freee oz the
edgz of the road. Simiisrly, sateliize
dithes, radip fowers, axd otoer ueil-
ity structures should be [oeated 50
that they do not mor views, Whgn-
guer poseible, tich structures thouid
be painted dark colors so thar thay
SPPESr (BT GOVICHS.
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Site A: Parsons' Mills

I) Existing Conditions:

Landform: Allraal Plain

Landuss: Smail clustered New England village
Landeover: Fizlds, Houses, Lake, Roads

Utilities: Town Water, No Town Sewer

Zoning: 1 Acre Minmum Lot Size, 100 1. Road Frontage

* Honses end commuonity buildings prouped along main road
* Farmlend extends out behind houses to the banks of the Connecticur River.
* Quiet community currently facing rising development préssures,

Located on g high alluvial terrace at the mtersection of a stream and the Connecticut River, the site of
the small villags of Parsons’ Mills has seen human habitation for over 6,000 vears. A favorite
encampment of the Pocumiuck Indians, the area is in ¢lose proximity to the water, while being elevated
ebove spring flood levels. Early European settlers arrived dirmg the mid-17th century, attracted by the
rich soils and the potential for harnessing water power. A dam and a grist mill were built at & waterfall
on the stream by Ezskie] Parcone creating the present millpond to the north of the village. The mill
was also located on the main road paralleling the Cosnecticit River. A small settlement soon grew up,
including a church, a school, several small businesses and 2 handful of farmsteads with direct access to
the f=rtile land that surrounds the village.




e ———

Whately

The form of Parsons” Mills is typics! of small New England villagss of the upper Connecticat Vallzy.
Centered on the town hall, church and school, the village radiates out along the main strest, a lightly-
travelled state highway, and a sscondary road heading to the southeast, The houses are typically located
on odd, irregulariy shaped 10,000 to 20,000 square foot lots with frontage on the principal streets of the
village. Setbacks and house orientation vary somewhat but maintais an overall consistency which gives
the village ifs unique form and historic visual character.

Consistency of form is created in Parsons” Mills throngh its architecture, the relatively close relationship
of buildings to roadways and the village's responss to the constraints imposed by topography and
landscape features. This consistency was a result of building traditions, availabie materials, inability to
overcome natural obstacles and the practical need for buildings to be located near roads and in close
prosamity to sach other,

Within this overall consistency, a humaniring varisty is created through minor variations in building
location, orientation, size, form and setback from the street. Thess variations are 2 result of the gradual,
organic way in which the village evolved over centunies, a result of the efforts of bundreds of individual
buildars working within the widely accepted sodal, aesthetic and physical constraints imposed by life
during the 18th and 16th centuries

Most of the homes in Parson’s Mills were built by farmers who tilled the fields extending directly behind
the houses. Many of them include farm-related outbuildings or attached barns. Whils the village once
contained over tweaty farm properties, a single large farm (Parcel A) now tills all the surrounding land
cither under direct ownership or through lease agreement.




2) Conventional Development Scenario

* Large lot frontage and subdivision development
= Densities and setbacks of new housing uorelated to existing historic patterns.

* Housing located in the middle of farm fields,

* Unregulated parking lots destroy village character,

* Lack of sita planning or design controls on new commercial development.

* Houses located sdjacent to water bodies canse visual and environmental damage to banks.
* Sprawling pattern of new development alien to village's historic sectlement pattern.

The residents of Parsons' Mill erronecusly believed that their existing zoning bylaws and sobdivision
regulations would protect the chamcter and environment of their community from new development
Instead, 1o their dismay, they witnessed 2 massive transformation of character from raral 1o saburban
over the relatively brief span of twenty years. This is how it happened:

Warren Sibley, owner of the parcel A farm, sold road frontage lots over a tea year penod 10 raise
money 1o supplement hiz modest farm income. He sold two acres to a local develaper who builta
convenience store at the comner of Main Street and River Road. He also sold several 1 1/2 acre Jots in
his fields to the sooth of town to buyérs who built large homes overlooking the tiver. Afier salling
some of his best land and cutting off access w the river from his remaining property, Sibley's famm
failed, in spite of the infusion of cash from Iot sales. He sold his Iast acreage to = developer, who bailt
2 seven-lot subdivision in the center of the parcel. The town purchased the remaining land to the west
for the construction of 2 new sewage treatment plant, located in ful] view of the village, and in the
middie of Sibley's former comn Geld.

Parcel B, owned by farmer Stuanley Pazinski, was sold to s local developer who planmed a 14-lot
subdivision on the property. the one-acre lots had a minimum of 100 ft frontage on a 36 fi.-wide
subdivision road lzid out throngh the middle of Pazinski’s former pasture. The plan met the town’s
subdivision regulations and zoning by-laws in every respect. but nevertheless destroved the farmiand,
visugl character and environmental quality of the fverbank.

Parcel C was owned by Mildred Parsons, an elderly widow whoss hnsband Robert, greal grand-son of
the town’s founder, had farmed the property for more than four decades until his death in 1972,
Mildred didn't want to see the land developed, but financial nesed and relocation to & nursing homs
forced her to dispose of the property. She was finally forced 1o 32l the land o 2 developer who
planned a 16-lot subdivision accessed by two proposed cul-de-sac roads in the middle of the fields on
the property. A parcel zoned commercial with frontage on Main Street was sold 1o & chain of
convenience food stores which planned to build a new outlet on the propenty.

Adding a final coup de grace to the village, the state highway departmen: widened and straightened
Main Street through the center of town, puiling down three historic buildings and creating a major
intersection at the junction of Main and River Streets. Attracted by the increased traffic on the new
roadway, several roadside commercial enterprises were built along the new, "improved” main streel
Since the town lacked a comprehensive sign ordinance or adequate controls on parking lot Iayout and
lighting, the business development drastically altered the character of the village. New parking lots for
the church and school destroyed the open spaces around these buildings. Old houses were torn down to
be replaced by & convenience store and 2 hardware outlel. The new commercial buildings did not relate
lo the architectural character of the town and were surrounded by unbroken expanses of asphalt
parking.
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Aerial View of Site A Before Development
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Aerial View of Site A After Conventional Development 103




Aerial View of Site A After Creative Development
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Plan of Site A Before Development




3) Creative Development Scenario

* New development reflects existing séttlement pattern and architecrure of village.

* Zoning modified to allow lot sizes and setbacks similar to existing village,

* Architecture of ntw commercial development compatible with village.

* Parking lots seresned and located behind or at the side of commerdial and institutional buildings.
* Lighting contrels to prevent over-illumination, glare.

* Farmland a2nd open space surroundmg viliage preserved by clustering development at edges,

* Development setback from lake and river.

The residents of the village, realizing that their current 1 acre, 100 fi. frontage zoning was a blueprint
for the total transformation of the historc character and environment of their town, voted at Town
Meeting 10 smend their zoning by-laws, First, they enacted a Farmland/Open Space Conservation and
Development by-law requiring that any futurs subdivision involving open fields or pastures be designed
50 that all the housslots and new strests would consume no mors than 50% of the farmaind in the
parcel. This allowed development to contintie at the same overall densities allowed under the previous
bwlaw, but required that new lots be grouped inthe woods or at the edge of the farmiand. Several lots
could be as small as | /4 acre, consistent with traditional village lots datmg from the period during which
the village had historically evolved, thereby allowing 75% of the land to be kept in agriculture. The by-
law also included a “Site Plan Review” provision to allow the Planning Board to review and. if
necessary, sugzest modifications to subdivision plans submirtted by the developer. This would allow the
board to ensure that a proposed subdivision was laid out in & way that best preserved the agncultural,
environmentsl and scenic portions of the property.

Secondly, the voters created a village district in the center of their town. Existing frontage and setback
requirements were modified within thic district to encourage new houses to be located closer to the
stre=t and om narrower, deeper lots in 2 manoer similar to the historic pattern of the existing older
houses. A site plan review provision was also incorporated in the village district, allowing the planning
board 1o work with subdividers of land to ensure that new lot patterns blend in with the existing fabrie
af the willage, and to ensure that new buildings would be sympathetic to the traditional architecture of
the town.
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